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MR B. JAMES: ..... start the meeting.

MR J. HANN: Okay, look, so, ah, Marc and — anteRet’s — it's John Hann here.
Look, because, um, this is part of our — our, ab¢gss for meetings and — and this
will be recorded, | just need to run through a d&ad procedure, if you could bear
with me. So before we begin I'd like to acknowledfe traditional owners of the
land on which we meet, the Gadigal people and thabakal people in your case in
Newcastle, and I'd like to pay my respect to tkediters, past and present, and to
elders from other communities who may be here tod&ywelcome to the meeting
today. Lindfield Property Nominees and NGP Invesits have lodged a request to
review the gateway determination for a planningppsal seeking to amend the
Great Lakes Local Environmental Plan 2014 to feat#i the development of a
highway service centre at nine-eighty — 9844 Patifighway, Bulahdelah.

Ah, as Brad just said, look, my name’s John Harthlan the chair of this IPC
panel, and joining me is my fellow commissioner,Hater Williams. Also together
with Brad James is Helen Mulcahy from the secratarso, look, in the interest of
openness and transparency and to ensure full eaptumformation, today’s meeting
is being recorded, as | mentioned a little eardad a full transcript will be available
to you and we’ll put that up on our website. Se tieeting is one of the
commission’s, ah, parts of consideration of thigteraand will form one part of
several sources of information and — and upon wthielcommission will base its
advice.

So, look, it's important that we can ask you somestions during the meeting, and
to clarify issues when it's appropriate, but, lodkye’ve got some questions for you
that you don't feel you're in a position to answere then just take them on notice,
and if you could provide some response to thoseriting that would be much
appreciated, and we’ll put those up on the webageyell.

So, ah, if you wouldn’t mind introducing yoursalfst time around as you speak, that
way we make sure we’ve got a correct record intdwescript, ah, so following that —
that, that's the — the formal, ah, protocol, ahy&and Peter. Look, what we would
appreciate is just, ah, if you could just give naerview of the policy as it relates
to Bulahdelah, particularly, ah, and then we've gt a couple of specific questions
that would flow from that. So we’re talking abdughway service centres along the
Pacific Highway. We — we do have a copy of theeeweport of 2014 and the
feedback June 2015. So we just appreciate yoous; gh, very brief overview of
that and — and how you approach such, ah, apgitatis — as the one before us.
Over to you.

MR M. DESMOND: Um, all right. So this is Marcedelopment ..... officer. Marc
Desmond. Um, so in reviewing if the proposal wassistent with the Highway
Service Centre Policy, ah, it’s just a simple nradfereviewing the policy and noting
that Bulahdelah, um, wasn’t chosen for highway isereentre location to support
the local town and, ah, in that effect we, basycalteated our response saying that —
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MidCoast Council, who also, originally, supportee Highway Service Centre
Policy, um, agreed with, ah, the proposal to pw mghway service centre, then,
really, they should review the highway service cetitrough the MidCoast Council,
taking into account those north and south and wgrbkiut if there is value in
providing a highway service centre at Bulahdelahyall, um, strategically, in
relation to the distance between the, ah, surragndentres and proposed centres,
and also the impact that it will have on Bulahdelakvn.

MR HANN: Okay. Look, thanks — thanks, Marc. &lg, since the time of your
2014 review, and — and | understand, and | dorskmhich month, but the bypass
came into effect in 2013; is that right?

MR DESMOND: Ah, | believe that’s right.

MR HANN: So it was a relatively short time afteat the bypass, ah, was, um —
was in play, ah, that the review took place, amhe- now, obviously, we see that the
council — what is now the MidCoast Council have,dimve — has changed its
position, ah, on this and supports the applicatin.as does the local chamber of
commerce. Ah, so, we're obviously just tryingab, understand the basis of that,
and, look, we — | should’ve mentioned earlier, witk de meeting with both the
department, the council and, also, the applicanhugulahdelah early next week.
It's just we thought it was particularly helpful os if we could have a chat to you,
ah, today, just to give a sense of — of your — yahr— your conclusions in your
review, and also what — what your views are togayen that it's been a few years
since that review, so - - -

MR DESMOND: Well, with — we didn’t object to theoposal, all we said was,
um, basically, council need to undertake a revied @etermine if it's an adequate
location. So there’s no objection - - -

MR HANN: Yep.

MR P. MARLER: Peter —it's Peter Marler here, rager for land use assessment.
Um, yeah, look, in — in our consideration it wasrenof a case, like Marc has
indicated, that it’s just a matter of, um, facttthhaloesn’t, um — or it's not consistent
with the Highway Service Centre Policy. Now, uhe policy itself did have a
recent review, um, which did take into considerative bypass, and thought that,
um, you know, it — it would not be necessarily regbtb have a — a highway service
centre. It — it — from our perspective, and iaipolicy that appears to be applied
consistently, um, for some time. For — for mangrgeand, um, if council were of a
mind to — to go outside that policy framework, thieere would be need to be some
sort of strategic justification or basis to be ablgut that to you — to RMS.

Now, from — from our perspective, it seemed to b#hlinconsistent with their own
policy direction and, you know, that of the Highw@grvice Centre Policy. So it
was the case, as Marc’s saying, that, um, you kifatis to be reviewed again or if
things are to be inconsistent with that policyhibsld be undertaken more of in a
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strategic, um — strategic basis and, um — you kiaod,also a transparent process to
allow that process to occur, because, um, it has bBpplied quite consistently. So
there would, in my mind, need to be some reasorsthiyng justification, um, plus,
um, some high level, | — | guess, um, transparascyp why we’d be changing that
or allowing something contrary to the policy, afat,instance, why not the site next
door or, you know, other sites which equally migbtstrong candidates for such a
proposal.

MR HANN: Well, no, and, look, thanks — thanks tbat, and — and from that, |
take it, in other words, otherwise it would appiabe an ad hoc approach, whereas
there is a, ah — a policy and there — and therb&t af those sites that, ah, where
such highway service centres are considered apptepyou know, in that table, ah,
and Bulahdelah is not on it and the reasons are eulined, ah, clearly. So when
you say strategic, what — what do you mean by tiJaist so we're clear.

MR MARLER: From a strategic perspective, | meaat the policy has been
reviewed in a holistic way, not — not just neceibgaelating to MidCoast Council’s
area, as well, but to the extent to which the pddiiceady applies. So we would
need to revisit that policy, but, um, you knowgaiuncil, again, is of a mind that
that’'s what they’re seeking to do, then, um, thelgey would need to, at least, you
know, revisit their own policy in their own are®, that's what | mean by strategic
approach.

MR HANN: Okay. All right.
MR MARLER: Yeah.
MR HANN: No, thanks. Ah, Peter.

DR P. WILLIAMS: Yes. Ah - ah, thanks, ah, MarwdaPeter. It's, ah, Peter
Williams here. Um, just — just flowing on from tham, strategic perspective and
concern, um, a couple of issues. Um, a lot of i&sgplaced on non-compliance
with relevant ministerial direction, ah, 5.4, whisithe commercial and retail
development along the Pacific Highway, um, butdbpartment in its gateway
determination report basically states that the, pnoposal is consistent with five of
the six, um, objectives, um, of that — of that rsferial direction. It's only objective
(f) that it feels that it doesn’t comply with, atitht — that direction talks about, um,
“Reinforce the role of retail and commercial deyst@nt in town centres where they
can best serve the population of — of — of the ®wrm, | — I'm just wondering

what your views are on that and the argument thmt;- Bulahdelah was originally
not selected as the highway service centre, becawss a highway service town,

but it seems to have lost that role now, and &t wisat I'm getting is it's — its role as
a — its — its role as a town centre for — its tetad commercial development has, sort
of, been undermined somewhat by the — by the bypdss, so there’s a gap there.
Ah, | think what we're seeing is the argument frtdma — the council and the chamber
of commerce and the applicant is that what's nougbois to fill that gap that's been
lost with the bypass. Have you got any views @tzh
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MR MARLER: Um, not really. | mean, | don’t thinks really our — our place to,
sort of, get involved in — you know, as to - - -

DR WILLIAMS: Right.

MR MARLER: - - - the economic, um — you know, hevihow well, if you like,
Bulahdelah is performing at this point in time. Jnwvas thinking that | — whether
or not, um, you know, during the bypass procesffiisthe Environmental Impact
Statement or something - - -

DR WILLIAMS: Yeah.
MR MARLER: - - - had talked to that issue at &l | don’t know.
DR WILLIAMS: Mmhmm.

MR MARLER: I'd need to take that on notice, boé&t's another way, | guess, um —
whether or not it — it was purposely considered, amal, considered that Bulahdelah
would do better with — without, you know, havinfpighway service centre because
the township itself would suffer - - -

DR WILLIAMS: Mmm.

MR MARLER: ---1-1don’t know, but that migttte addressed in the EIS at the
time, and — and consultation at the time.

DR WILLIAMS: Mmm.

MR MARLER: Um, certainly | — I know, um, Oliveris — is in Bulahdelah Town
Centre, um, and things like that, as well. Umnhay — maybe there’s some signs
there that — that it is operating, like, just, yawow, it's a timing thing and it’s just a
matter of time. | — I really don’t know.

DR WILLIAMS: Sure. Um, just going on from thatm, so the RMS places a lot of
weight on this strategic approach and — and petispecm, have you got any other
—well, and — and | know part of the policy isatout, ah — my understanding, is
about efficiency of movement and all that alonghighway, and | guess that'’s also
tied up with safety, as well. As — as council —sdrry, as the — RMS got any site
specific comments or concerns about this particaitaritself, in addition to the
broader strategic considerations?

MR MARLER: Um, not really. It's really, um, th@olicy issue that — that’s
probably driving our comments at this point in time

DR WILLIAMS: Right. Okay. Thank you.
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MR HANN: On a more general — it's John Hann hem a more general, ah, note,
if you like, in — in that this is your — your areb— of experience and expertise,
which — ah, rather than ours, but with — with towimat are bypass, such as
Bulahdelah, but not specific to that, um, whats ¢feneral — you know, is — is there
a lag effect of — of five or 10 years as to whetherhealth, economic, social health
of the town that’s been bypassed, you — you ne&ditbthat amount of time to see
how it's going to pan out, or is it immediate? oliver words, you know, from within
12 months you know pretty — pretty, ah, clearly ttha likely im — in other words, |
guess I'm coming from the point of view is you'vet@ — there is a policy, and
there’s — and there’s some sound basis for thathdw is it playing out, generally
speaking, when towns are bypassed.

MR MARLER: Um, yeah, it's one of those | can’ally comment on. | don’t

know if that was considered as part of the lategiew or — or not, um, but it's
something, | guess, we could take on notice if wanted some specific detail about
that. We could — we could aim to find that.

MR HANN: Look — look, it'd be helpful - - -

MR MARLER: It's one of the reasons - - -

MR HANN: - - - I think, just as — as backgrourat fis. Not — not - - -
MR MARLER: Yeah.

MR HANN: | appreciate, ah, your point about, lpakt being specific to
Bulahdelah, but Bulahdelah is — is — genericalbréhare — there are comparable, ah,
other — other sites, and we’re just interest — meeirgterested to know what the
impacts of bypass are over a period of time.

MR MARLER: Yeah, and, look, | take your point aiboum, you know, Bulahdelah
Town Centre, | guess, has been envisaged as &hwady service centre town, um,
with good access into that town. Um, it's a questvhether or not, um, you know,

you want a highway service centre replacing thattion of the time or what impact
on the town it's going to have.

MR HANN: Yeah, and, look, obviously, it's up toet applicant to do its studies and
— and provide hard data, as best they can, orjusstdy a position, in terms of
economic and social and so on, so we — we undekrstam, but — so generally
speaking, and this — this is, again, | guess, aetulf the — my first query to you on
this, is the — the documentation that we can sugdbere’s — there’s a forecast
increase in traffic along the highway of, | thinks-t to 2030, or — it might be further
out, I'm not — | can’t remember.

DR WILLIAMS: Yeah, with the — it was the 34 pesrt, wasn'’t - - -

.BULAHDELAH STAKEHOLDER MEETING 16.1.20 P-6
©Auscript Australasia Pty Limited  Transcript in Gmence



10

15

20

25

30

35

40

45

MR HANN: Yeah, it was the — but it's around -sisignificant, 34 per cent, ah, and
—and we just wondered, ah, bypass town centrethejo- is that likely to — to — to
benefit them significantly or, really, the majomiedit of those is in the highway
service centres?

MR DESMOND: So when you use 34 per cent, aresaying that’s along —
through the town or is that along the highway?

MR HANN: No, that’s the forecast increase infiaélong the highway, ah - - -
MR DESMOND: Right.

MR HANN: - - - between 2016 and 2028.

DR WILLIAMS: Twenty-eight.

MR DESMOND: In 12 years they're expecting 34 pent? That's significant.

MR HANN: Now — now, that may not be something yamree with. That's a
number that, | think, is, um — ah, has come froe-th-

MR JAMES: The department’s report.
DR WILLIAMS: Yeah.

MR HANN: The department’s report, and | — I'm rsoire what the source of that
is, whether it's from the applicant’s EIS or noty,ubut you guys presumably have
got pretty good data on forecast traffic increases.

MR DESMOND: Ah, potentially. Maybe not in thigsea, but, um, we do have
some around the place. Sorry, what was the questio

MR HANN: Ah, yeah, so the question really is, #igse, you know, significant
increases — whether it's 34 per cent or 25, doesatter too much, but significant
increases in traffic volumes along the highway diree, do they — are they
primarily to the benefit of the highway service trenor do the town that — the
bypass towns, ah, that — that — in the classibeatinat Bulahdelah is, do they also
get a significant benefit from that, oris it - - -

MR MARLER: Yeah, look - - -

MR HANN: - - - very minor?

MR MARLER: Look, it —it's —it's a mixture. I recognised that, um, it's a, |
guess, mixture of both highway service centre amthtcentre functions that — that

provide it, and they both offer different offeringsn, you know, town centre
environments will offer a different environment, uto, obviously, a highway
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service centre, and it's people’s, | guess, umralpreference, but, obviously, the —
the policy, um, (a) talks about it from an econopeespective in terms of town
centre bypass, um, if they’re a highway servicdregiown to — to try and have them
operating as a highway service centre town andigiregy them good access off the
highway, which this is the case, and then, ah:-tthee second being that — second
being that, um — I lost my train of thought, aclpalThe — the second being that, um,
whether — you know, whether the, um — you knownfrefrom a user perspective, |
guess, um, just having the highway service cemtrédgfil the role of what are
traditional town centres. It is recognised in piodicy, | guess, that there is a
mixture.

MR HANN: Okay.

MR MARLER: Does that answer the question, | think

MR HANN: Yeah, | think so. Look, I - - -

DR WILLIAMS: Mmm.

MR HANN: | —if you —if you like to perhaps givea little bit more thought. If
you've got — if you want to add to your follow-up that earlier query we had, that
would be appreciated. We’'re just trying to geeas of if there’s significant
increases in traffic volume, ah - - -

MR MARLER: Yeah.

MR HANN: - - -you know, is —is — is a — is a@ghivay service centre something
that’s going to benefit more substantially fromtflthan a — than a, um, ah — than a —
than a town — than the town centre that’s been $sq1h

DR WILLIAMS: And — and conversely - - -

MR DESMOND: Well, if - - -

DR WILLIAMS: Yeah, sorry.

MR DESMOND: If the —if people are currently nating the town, then — and a
highway service centre goes in, then | can’t resdlg how more people would start
using the town once a highway service centre guoes i

MR HANN: Yep.

MR DESMOND: | do note their proposal, they welayming on embellishing the
town with some landscaping to encourage peopl® tm ghe town.

MR HANN: Yeah.
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MR DESMOND: Um, 'm not ..... if they’'ve done amgsessment on how that will
actually work, and, you know, how they’re gonnauatly conclude that that will
assist the town, um, | mean, also, the highwayicemrentre is on the opposite side
of the highway than the town, so it would be diifidor that service centre to
encourage people to go to the town, because thaly&ady on the opposite side with
an interchange between them.

MR HANN: Yeah, you've got to re — you've got tegotiate the interchange to — to
enter the town, yeah. Yeah.

MR DESMOND: Yeah.

MR HANN: Okay.

DR WILLIAMS: Okay. Yeah.

MR DESMOND: | mean, and that's my point. It cdlle argued that a highway
service centre might be better suited on the atiteryou know, why this site and
not another site.

MR HANN: Okay.

MR DESMOND: Or ..... there’s heaps of options,, tnut, yeah, strategically if a
highway service centre is to go in this — in thisaa then, you know, it's — it's the .....
which lot’s the best or the most suitable.

MR HANN: Yeah. Okay.

MR MARLER: Or - or — or, you know, the one thathat, um, you know, might be
better suited at encouraging, | guess, visitatiotihé town centre.

MR HANN: Yeah.
MR MARLER: But that's not our call.
MR DESMOND: Yeah.

MR HANN: No, and — and — and nor ours. | meae'ravdealing with an
application that's before the — you know, that at'for a particular site, rather than

MR MARLER: Yeah.

MR HANN: - --a - abroad generic question fer but, no, that — that's very
helpful, ah, Marc - - -

MR DESMOND: Itis - - -
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MR HANN: - - - and Peter, your comments about.tha

MR DESMOND: Um, itis one of the reasons why msponse to bring the council
back into this, because they know their local atdp than what we do.

MR MARLER: Mmm.

MR DESMOND: We know the highway. So, um, you Wnehey would have a
better idea of what will allow the town to — to fiion better and to encourage more
people to go to it than we would.

MR MARLER: Yeah, and if their position has chadgad we need to revisit this,
then all 'm saying it needs to be done with sorakskic strategic basis.

MR HANN: Yep.

MR MARLER: Keeping in mind that, you know, perisgpeople have been
knocked back before on the basis that it's beeonsistent with the policy. So and
that — that's why I'm saying it needs to probabéyabit open and transparent.

MR HANN: All right. Look, one other questiont relates to the correspondence
that we — we’ve just got, between RMS — in — imtieh to this matter specifically,
between RMS and, ah, | think it's the — is it tle@drtment of planning - - -

MR JAMES: Ah, council.

MR HANN: And council. We’ve just got one — oredter dated, ah, it's 2018 — ah,
April 2018, which deals more with Tea Gardens,aatd — and there’s just simply
one paragraph in relation to Bulahdelah. We justa@ered whether there was, ah,
any — any further correspondence that'’s relevatttitothat we should be aware of.

MR DESMOND: Ah, | —this is Marc. | did send amail directly to planning on
the matter, um, it was just an informal advicedlation to an informal, um, request
from them. Just, basically, them saying, um, altioeithighway service centre and
the — they were currently assessing MidCoast Coptanining proposal at
Bulahdelah to enable the highway service centre,amnt they just wanted to discuss
our 2018 response, and we just, basically, regdrttat the 2018 response remained
current and that council should be involved inrdngew.

MR HANN: Right. Okay.
MR MARLER: And I think the other one probably hsite access issues, as well.
MR DESMOND: The Tea Gardens one.

MR MARLER: The Tea Gardens one had — had bigggres.
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MR HANN: Yeah, | get that. | mean, obviouslylaege portion of that 11 April
documentation was between yourselves and the degatrt- or the council, in this
case, was, ah, related to Tea Gardens, ratherthather than Bulahdelah. All right.

MR MARLER: Yeah.

MR HANN: Okay. But there’s no other detailed dotentation, no other detailed
letter, ah - - -

MR MARLER: No.

MR HANN: - - - between yourselves and the departtror — or the council, other
than the 11 April one. Okay. All right.

MR MARLER: Mmm.

DR WILLIAMS: It's Peter Williams here again, sgriMarc and, ah, Peter. Sorry,
just one point of clarification, if | may. Jusjust on the, ah — again on the, um,
Highway Service Centre Policy, um, | just wantealarify just the timing. The — so
the policy was — review was finalised after the, biypass at Bulahdelah, so this —
this document, ah — so, therefore, implicit, orlexjpin the document, is that, ah, the
RMS has prepared this document on the basis tmtBulahdelah has already been
bypassed, um. So, | mean — so in terms of corabxthe fact that — that
Bulahdelah’s been bypassed was recognised and leorgorated in this

document, and so the findings of this document atceaccount that Bulahdelah has
— had already been bypassed. So what I'm tryirgetat is — is that this — this — this
document post-dates the — the change of circunestanc-

MR DESMOND: Yeah.
DR WILLIAMS: - - - with Bulahdelah.

MR DESMOND: Yeah, so, um, the policy review wasried out in 2014, but it
wasn’'t adopted - - -

DR WILLIAMS: Yeah.

MR DESMOND: - - - until late 2015.

DR WILLIAMS: Right.

MR DESMOND: Um, and that included the Nambuccaditeare, as well.
DR WILLIAMS: Yeah.

MR DESMOND: Um, so it was bypassed after Bulabdeso Bulahdelah would
have been taken into account at that point in time.
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DR WILLIAMS: Okay. That's fine. Thank you. Yka

MR HANN: All right. Ah, | don’t have any furthequestions. Peter?

DR WILLIAMS: No, thanks.

MR JAMES: Ah, nothing from me.

MR HANN: Brad. Helen?

MS MULCAHY: No. No, nothing.

MR HANN: Well, gentlemen, look, that — that’s, althat's been very helpful, and
thank — | do appreciate it. Ah, if you — unlessi'ye got any queries for us, then, ah,
we’ll close the meeting and — and, ah, thank yay weuch for making yourselves
available.

MR MARLER: Yeah, look, the only thing | — | woulttld is it's probably
worthwhile that we — we do check the EIS and lopkim, if there were specifically
mitigation measures detailed in the EIS relatinthts issue. And | guess what I'm —
what I'm saying is that, um, was it — did we purplgs- did RMS purposely at the
time, you know, provide for those access rampsthimgs like that to Bulahdelah,
um, in order to access the town, um, because itavesys envisaged that, you
know, it was — it was a concern — the bypass weeltheen a concern, and steps
were made in order to ensure or to assist the stiVmaintaining its role as a
highway service centre town, whether that issueadasessed in the EIS or not
during the bypass. | — I don’'t know.

MR HANN: Ah, you're — so you're signalling thdtdt's something that we should
look at carefully?

MR MARLER: Um, I think it just - - -
MR HANN: Or is that something you're - - -

MR MARLER: 1 think it just helps provide some tbfe background context as to,
um, you know — ah, you know, if that — that wasasideration at the time.

MR HANN: Okay.

MR MARLER: As well as the .....

MR HANN: All right. Thank you, Peter. Thank yoMarc.
MR DESMOND: All right.

MR MARLER: Okay.
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MR HANN: All right. No. Much appreciated.
DR WILLIAMS: Thank you very much.

MR HANN: Okay.

DR WILLIAMS: Thank you.

MR MARLER: Okay. Bye.

MR HANN: Bye. So, Taylor, meeting closed.

MATTER ADJOURNED at 10.30 am INDEFINITELY
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