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MR J. HANN: We wanted to make sure that we’'d sibersite even though, look, it
— this is not so much about the amenity issuekesite, as much as obviously
related to the impact on the township of Bulahdedeatd obviously in light of the
determination report of the department, we feltas important that we actually — to
come here and see what’s going on.

MR R. PAMPLIN: Yeah. That's great. We definytedupport that.

MR HANN: All the cables don't tell a lie, so we decord the meeting - - -

MR PAMPLIN: Yep.

MR HANN: - - - and we’ll kick that off now. Sdve just got some formalities - - -
MR PAMPLIN: Yep.

MR HANN: Louise, Richard, if that's okay - - -

MR PAMPLIN: Mmhmm.

MR HANN: - - - and then we’ll — we’ll get into—--

MR PAMPLIN: Yep.

MR HANN: - - - the proper part of the sessiorthiéit's okay.

MR PAMPLIN: Sure. Yep.

MR HANN: So I'll explain the — what goes on. Bits is really just the protocol
of what the Commission — how the Commission wolegause I'm not sure
whether you've had - - -

MR PAMPLIN: No.

MR HANN: - - - any experience - - -

MR PAMPLIN: No.

MR HANN: - - - of this before.

MR PAMPLIN: No.

MR HANN: Okay.

MR PAMPLIN: I don’t think there was a lot of exgence in councils with this.

MR HANN: Okay. All right.
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MR PAMPLIN: Yeah. We were asking the ..... plengnyesterday in Newcastle,
and um they were going, “Oh, there’s been a commp&ydney, but we don’t know of
any others”.

MR HANN: Yeah. Okay. All right. Well, look, alously this is the Independent
Planning Commission, and so Peter and | are pdhtegbanel, and the secretary of
which is Helen and Brad, and Matthew there is iargk of all the electronics. But,
look, I'll = I'll just go through this and it wilmake a bit more sense, if - - -

MR PAMPLIN: Yeah, sure.

MR HANN: - - - you could bear with me. So, gaafternoon and welcome.

Before we begin, I'd like to acknowledge the tramhtil owners on the land on which
we meet, the Worimi People, and I'd also like ty pay respects to their elders, past
and present, and to the elders from other comnasnitho may be here today. So,
welcome to the meeting today. This is Linfield pedy Nominees Proprietary
Limited and NGP Investments (No 2) Proprietary ltedi the applicant — stop my
page flicking — has lodged a request to review@Ghteway Determination for a
planning proposal, seeking to amend the Great Lh&eal Environmental Plan
2014, to facilitate the development of a Highwayv&e Centre at 9844 Pacific
Highway, Bulahdelah.

So, my name’s John Hann, and I'm the Chair of %@ Panel today. Joining me is
my fellow Commissioner, Peter Williams, and theestattendees are Helen Mulcahy
and Brad James. In the interests of opennesgamsparency, we record the
meeting, and we upload the transcript onto our web3 he meeting is part of our
consideration of the matter, and it will form oreatpof several sources of
information that we use to prepare and completeaduice back to the Department
of Planning and Environment. So, it's importantds to be able to ask you
questions, and primarily just to clarify thingsutBlook, if you're not able to
specifically answer that, but you feel you could you need more time, take it on
notice, if you could provide a response to us iitimg, preferably within seven days,
just so we can make sure we’ve got this processfiagent as possible. Sooner than
seven days would be much appreciated.

MR PAMPLIN: Okay.

MR HANN: That material that you provide us with gip on our website as well, so
just bear that in mind. When you’re speaking trst fime, could you just introduce
yourself, and then we’ve got that - - -

MR PAMPLIN: Yep.
MR HANN: - - - accurately recorded. And just whee're talking, if we don't talk

over the top of each other, it's easier for Mattliewnake sure that he’s ascribed
whatever we say to the right person.

.BULAHDELAH COUNCIL MEETING 21.1.20 P-3
©Auscript Australasia Pty Limited  Transcript in Gmence



10

15

20

25

30

35

40

45

MR PAMPLIN: Mmhmm.

MR HANN: So, on that basis, that’'s the formabtidf you’ve got any questions
with that, given that this is the first time you'veyou’ve been part of the
Commission’s process, I'm happy to answer those.

MR PAMPLIN: No. That's quite clear, thank you.

MR HANN: All right. So, look, we’re obviously failiar with the documentation
that relates to this proposal. We're obviouslytipatarly interested in Council’s
position, given that it has changed from 2014 im&eof the review, and also, |
think, going back to 2004 with the current polidythink it’s still the 2004 policy in
terms of the overall Highway Service Centre polsywe’re — probably the best
thing to do is if you could take us through yoursiniecent — the basis upon which
the Council has placed its most recent positioth) and also if you could help us,
explain what changed between 2014 and today - - -

MR PAMPLIN: Yeah.
MR HANN: And then we’ll also go from there.

MR PAMPLIN: Okay. So, actually, what | was goittgtalk about exactly meets
that. Ah, | just wanted to sort of take a jourtiesough — where Council started, to
where it's ended up at this point in time, ah, jost - -

MR HANN: Okay.
MR PAMPLIN: To give that background.
MR HANN: No, that's great. Yep.

MR PAMPLIN: So, some of the things you mentionieere will come out when |
just go through this, but if you wanted to stop ataborate, by all means — you
know, just - - -

MR HANN: Okay.

MR PAMPLIN: - - - let me know along the way, drthe end, whatever suits.

Sorry, | forgot to introduce myself at that stage;- for the record. But, yeah,
Richard Pamplin, Acting Manager of Strategic Plagnah, Midcoast Council. Ah,
yes, so the issues surrounding Bulahdelah foral/reame to a head with the then
Roads and Traffic Authority, um, planning to byp#sstown. And certainly there
was a lot of concern in the um business and genemamunity, about the impact

that a bypass would have. And we’re not just tagkabout Bulahdelah here for us as
a council. The Great Lakes Council at the time alae areas like Nabiac and um, to
a lesser extent, what was happening at Coolongeldbkre was an ..... as well.
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Ah, obviously we were cognisant of Karuah to thetedeing bypassed as well, but
as it sits in the neighbouring LGA, it wasn’t rgatiur prime focus for the work that
we did at the time. So, what Council did was yoaind get an understanding of
those concerns from the community and businesedsyark up a position that we
could actually, um, | suppose, try to minimise itin@act that a bypass would have
on our towns and villages, and in particular, vetfocus on Bulahdelah. So, the um
— the aim obviously, ah, that we ended up comingvitip is the best solution was to
prevent Highway Service Centres, and ah actualhginate these areas.

They weren’t necessarily — as | think, was a teremwade up at the time, they were
actually calling Highway Services towns, and Higkv&ervices villages, instead of
actually having those on the periphery of townsafidges. So, we thought that
that would actually be the best way forward. Weked with the RTA on
developing that strategy, which it was finalised adopted in 2004 - - -

MR HANN: Yes.

MR PAMPLIN: And so with that work, it then led d¢o inclusion in the RTA'S,
you know, and the Department of Planning, throdghrhinisterial direction, and
their own strategies on Highway Service Centres.

MR HANN: Yep.

MR PAMPLIN: So, obviously, there can always beeptions, and it was noted in
that strategy, that the Ayres Rock Roadhouse wivathnear the Tea Gardens
turnoff, was an exception to this, was establishéeas on the highway, had direct
access off the highway, it had 24-hour approval, éven though we had a strategy,
saying, “We don’t want those”, it was already there

MR HANN: What's the — what was the nearest — whdlhe nearest town to
Ayres Rock?

MR PAMPLIN: Ah, it would — the — in a — by theghway, in the higher speeds,
yeah, it's definitely going to be Karuah - - -

MR HANN: Right. Okay.

MR PAMPLIN: - - - but from a local perspective,where you would actually go
to, would be the Tea Gardens area.

MR HANN: Okay.

MR PAMPLIN: Lower the speed road though into theda, so it would actually be
quicker to get to Karuah which is in the next logalernment area, of course.

MR HANN: Yep. But as you point out, it was adtyalready in existence, already
had approval - - -
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MR PAMPLIN: Yes.

MR HANN: It was already operating and, so on,.yes
MR PAMPLIN: It had been there for years - - -

MR HANN: Yeah. Okay.

MR PAMPLIN: - - -so, we —we didn’t ignore it -

MR HANN: Yeah.

MR PAMPLIN: We acknowledged it in that strategy--
MR HANN: Okay.

MR PAMPLIN: - - - that there was an existing eptien to council’s point of view
and policy going forward there. And — so, withttimamind, obviously we’'ve
reflected since that time — is, well, “What happ#ngou know. “What did the
bypass do to areas like Bulahdelah?”

MR HANN: Yep.

MR PAMPLIN: So, with the focus on Bulahdelah, saav that there was an
immediate, um, impact on — say, we lost one sestagon. The Caltex service
station closed pretty much immediately. The highwas, um, bypassed. That

could have been - - -

MR HANN: How many service stations were therel &ervice stations in
Bulahdelah pre-bypass?

MR PAMPLIN: Three. So, there’s three. Therdili svo remaining.
MR HANN: So, one’s closed?
MR PAMPLIN: One’s closed.

MR HANN: So — and the reason | wanted to clatiifgt is we’'ve heard different
numbers today - - -

MR PAMPLIN: Yeah.
MR HANN: - - - on that very question.

DR P. WILLIAMS: We've —we’ve heard up to six.
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MR HANN: We've heard six, and there’s two remanni Now, we've got — the

last part seems to be inconsistent.

MR PAMPLIN: Yes.

MR HANN: Then we heard four.

MR PAMPLIN: Um, my - - -

MR HANN: So, no, that’s - - -

MS L. MORRIS: We can take that on — sorry. Leuisorris.

MR HANN: Would you mind just confirming - - -

MS MORRIS: Yes.

MR HANN: - --because itdoesgoto - - -

MS MORRIS: Yes.
MR HANN: ---sortof---

MR PAMPLIN: Impact.

MR HANN: - - - part of the important aspect wetrging to deal with.

MS MORRIS: Without checking, | would agree witicRard, that there were three

major service stations - - -

MR HANN: Okay.

MS MORRIS: - - - and one has closed now.

MR HANN: Yeah.

MS MORRIS: |- 1'd like to check.

MR HANN: Okay. No, that — thanks.

MS H. MULCAHY: Does that include the United ong tine road a bit, or is that

out of the town?

MR PAMPLIN: The —look, that is out of the towithat was - - -

MS MULCAHY: Okay. So, you're talking about thewn centre?
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MR PAMPLIN: Yeah.

MS MORRIS: Yeah.

MR PAMPLIN: The one to the north, just while wetouching - - -

MR HANN: Yeah. Just here, yeah.

MR PAMPLIN: - - - on that, um, was purchased by RTA, and closed it down,
um, after the bypass. The, um — the reason tleatit actually reopen was that they
did establish existing use rights for that.

MR HANN: Use rights, okay.

MR PAMPLIN: And that was mainly based on, umedrpleum company still
having an existing lease over that land for thiatuse, and was able to reopen, you
know, um —1 - - -

DR WILLIAMS: So, it hadn’t closed for more tha2 inonths?

MR PAMPLIN: No, no, it had.

DR WILLIAMS: Yeah.

MR PAMPLIN: The — the position which was put wuacil which was, ah,
accepted — | can’t quote it, it was a number ofyeah, ago now, but we might have
to take that on notice, to find out the actual lggokind, and we seek legal advice, or
what have you, but we obviously accepted a position

MR HANN: Right.

MR PAMPLIN: - - - that, you know, existing usghits were maintained for that.
MR HANN: Okay. So - - -

MR PAMPLIN: Yeah, rather than actually having tonously — you know, it
stopped operating for 12 months, or whatever - - -

MR HANN: Yes. Right.

MR PAMPLIN: It was actually based on other reasbacause it was certainly
closed a lot longer than 12 months.

MR HANN: Yeah. But a petroleum company had &dethat they wanted - - -

MS MORRIS: It was ongoing.
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MR HANN: - - - presumably to continue to be horexuf?

MR PAMPLIN: Yeah — yes.

MR HANN: So, when the bypass was then complétgas reopened on the basis
that there was an existing lease, and council aedepat there was existing use
rights?

MR PAMPLIN: Mmhmm.

MR HANN: Okay. No, look, that's fine.

MR PAMPLIN: That'’s right.

MR HANN: No. That's — yeah, that - - -

MS MORRIS: Is that enough detail?

DR WILLIAMS: Yeah. No, that's - - -

MR HANN: Yeah. No, that's fine.

MR PAMPLIN: As long as you're satisfied.

MR HANN: We — we don't really need to go into afoyther details. Just giving a
context to the fact that there is a — | don’t thiwdk call it a Highway Service Centre

MS MORRIS: No.
MR HANN: It's a fuel - - -

MR PAMPLIN: Yeah. It's — it would come under afthition of a service station
for us because it's - - -

MR HANN: Service station?

MR PAMPLIN: - - - actually accessed off of a sidad - - -
MR HANN: Yep. Yeah.

MR PAMPLIN: Not direct access off the highway.

MR HANN: Service station.

MR PAMPLIN: Whereas you could potentially trydogue — which is not what
council is doing. Council’s position is that tlaigplication is for a Highway Service
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Centre, but it is technically off of a side roadt they say — ourselves and the
Department of Planning, in their report on the @aterefusal - - -

MR HANN: Yeah.

MR PAMPLIN: You know, said, no, that — that thegre viewing it the same as
council, as a Highway Service Centre — um, rezofonghat — for that use, even
though it's off a side road. It's only 150 metres-

MR HANN: Yeah.
MR PAMPLIN: - - - from the actual highway itself.
DR WILLIAMS: Yeah. Okay.

MR PAMPLIN: So, there’s been no contention frosy or the applicant, or anyone
else - - -

MR HANN: That's fine.
MR PAMPLIN: - - - about the difference in semastbetween - - -
MR HANN: Yeah.

MR PAMPLIN: - - - service stations and Highwayr8ee Centres. But the
interesting thing about the one that's opened @atbrth, or reopened, is that we
haven’t actually been — had the ability to seeittiygact or not on Bulahdelah of that.
It hasn’t closed the other two, which were stilbiperation afterwards. Ah, there
could be a number of factors, that you actuallyehan increase in highway usage
every year. The, ah, RMS estimate that it's twd-arhalf percent increase in traffic
each year on the highway, and that's what theyhagepted to continue into the
future. Ah, | think that state was a few years agw, but it’s still one that’s being
used regularly, so there could have been, ah,eatbhasum the impact would lessen
by increasing traffic anyway, so these servicamtathere weren't, ah, affected to a
degree that they would actually consider closing.

DR WILLIAMS: And, Richard, you were saying thatestation did close was the
Caltex - - -

MR PAMPLIN: Mmhmm.
DR WILLIAMS: - - - and they closed pretty quickdfter the bypass.
MR PAMPLIN: Yes.

DR WILLIAMS: And that would have closed beforesthther service station
opened — reopened with RMS?
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MR PAMPLIN: Well — well before.

DR WILLIAMS: Yes. Okay. So, that's had no impan — one way or the other

MR PAMPLIN: No, no.

MR HANN: Okay.

DR WILLIAMS: - - - on the remaining service statis?
MR PAMPLIN: Yes.

DR WILLIAMS: Yes. Okay.

MR PAMPLIN: So, yes. So, the start of the impalatiously was the Caltex, but
what we’ve seen over time is the, um, the impadbusinesses in, um, Bulahdelah
itself. We have had a re-orientating of what thectually doing. You still had,
you know, the local service ones like your butchgosir bakers, and what have you,
but what we've had is a — we're changing more feomyou know, because the
highway used to go through it, and you used to hlagejuick takeaway, ah, shops
that you could actually getin - - -

MR HANN: Yes.

MR PAMPLIN: - - - which is — the function of a gtiway Service Centre, you
know, does, a quick fill, quick — you know, takegwand off you go on your
journey. Um, Bulahdelah has refocused from thad, ftzas been, ah, | suppose
catering more to your niche markets, like your ¢ kaow, your grey nomads,
through your RV-friendly towns — um, work that weactually done, you know,
with the community here. The — ah, there’s a t@®ping spot, for example, on the
other side of the river, ah, just as you're confiogn the south, opposite the town.
Ah, it's extremely well-used by RVs — caravans, #mat sort of helps support the
businesses in the town, not just the locals - - -

MR HANN: There are services - - -
MR PAMPLIN: You know, people buying meals - - -

MR HANN: - - - at that particular camping fagflit- there are services there in
some form - - -

MR PAMPLIN: No.
MR HANN: Toilets, or anything like that?

MR PAMPLIN: No. Just —it's just a free - - -
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MR HANN: You can just park your van there?

MR PAMPLIN: Yep, park your van.

MR HANN: Yep. Okay.

MR PAMPLIN: Ah, a lot are self-contained thesgsla
MR HANN: Sure. Yeah.

MR PAMPLIN: For the majority of them, um - - -
MR HANN: All right.

MR PAMPLIN: And so it serves a good function those wanting to be off the
highway a bit, and have a bit quieter peace ratiaar a rest area - - -

MR HANN: Yeah.

MR PAMPLIN: And also helps — um, you know, theAlJGor example, you know,
with people buying food, and they cook in theirasaan, or buying a meal at the pub
or bowling club.

MR HANN: Sure.

MR PAMPLIN: My understanding is that the bowliolgib over time has actually
done quite well from an increase in, ah, the memsthey’ve been offering there, so
it is catering to a certain market of visitors lirat respect, rather than the quick stop
highway - - -

MR HANN: Yep.

MR PAMPLIN: - - - that you used to get. You knoso it — like any town, you
have to adapt, ah, to changing circumstances - - -

MR HANN: Yep.

MR PAMPLIN: - - - so that's why Bulahdelah has@oover time. As | mentioned,
you're still going — you still had the retentiontmisinesses which catered mainly for
your local market, your butchers, and what have you but the area Bulahdelah
has also served — and it was before the highwagdsymnd still is now, is an
important gateway to the Myall Lakes National Pakg ah, you know, we’ve got
active businesses in the area that cater for vésénd going into there. Ah, you've
got the houseboat hire, for example, down on ter # the Myall River, which
actually goes into the Myall Lakes National Pailhat’s - - -
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MR HANN: Has that gone from two — two operata®he, as we heard earlier
today?

MR PAMPLIN: Um - - -
MS MORRIS: I’'m not 100 per cent certain about tha-
MR PAMPLIN: I'm not ah - - -

MS MORRIS: | would have to check that, but I'nppa to check that, if you
would like.

MR HANN: Would you also mind just checking that tis?

MR PAMPLIN: Yeah.

MR HANN: Yeah.

MR HANN: No, we heard earlier today that there@vvo operators - - -
MR PAMPLIN: Mmm.

MR HANN: - - - but now that’s declined.

MR PAMPLIN: Yeah. Or whether they’'ve actuallychan increasing number of
boats, I'm not sure either. Um, we — see if we forath any information - - -

MR HANN: Okay.

MR PAMPLIN: - --on that for you. | can’t guari@e that we could actually find
anything though. Ah, there’s also, | suppose ffemint sort of tourists for the area
which are becoming quite — more common, and thnefspening everywhere. It's
not just around this area, Bulahdelah. You'reiggtpeople staying at farm stays,
cabins, rural holiday homes, and they’re needipgiat to go and access your shops
and services, so Bulahdelah services that foruh@wsnding district - - -

MR HANN: Okay.

MR PAMPLIN: - - - and they will continue to doat) you know, regardless of
whether it's bypassed or not. You still have wat of activity going on - - -

MR HANN: Yep.

MR PAMPLIN: - - - which increases, um, generaer time. What has changed
for council is really, um, community opinion andsimess sentiment. That's what
council has based a large part of its decision-ngakn, regarding, ah, this
application. Through talking through the commupggrticularly our councillors.

.BULAHDELAH COUNCIL MEETING 21.1.20P-13
©Auscript Australasia Pty Limited  Transcript in Gmence



10

15

20

25

30

35

40

45

You know, we’re aware that, um, the community ismpand um, to new business
opportunities, would provide additional employmémtBulahdelah. It's, um — and
it's been well supported by the local Chamber om@eerce as well, for that
employment-generating factor. The current appbcatjuotes around 30 jobs that it
would actually create at the Highway Service Ceranel the community is very
supportive of additional employment opportunitigeit that it's, um, not in the
actual what you might call the CBD of the town. ,Afe’re — but it's — it is

important for the locals around that, so a lotaidirecil’s decision-making has been
based upon that, and council is, you know, arerisig to our community, and
you’re never going to get absolute consensus aetherts of things - - -

MR HANN: No.

MR PAMPLIN: But there’s certainly a general feélthe community that, you
know, we are open to more business opportunitiesjoy you know, welcome more
jobs —yes, in the area, whether they’re for localthe new people who might move
to the area. Ah, there’s also an understanding ftouncil that the business
adjustment that we’ve had to go through as a, upusegness community here, in
particular, you know, is probably concluded as su¢bu know, the highway impact
and the, um — that initial sort of impact that ygmi from that, ah, there’s certainly a
feeling from council that that has concluded. ot need to keep - - -

MR HANN: So, the 2013 shock, if you like - - -

MR PAMPLIN: Yes.

MR HANN: - - - of the bypass - - -

MR PAMPLIN: Seven years down - - -

MR HANN: - - - takes a while to work its way thugh - - -

MR PAMPLIN: It does.

MR HANN: They’re saying, or you're saying that -

MR PAMPLIN: Yeah.

MR HANN: - - -you know, six years later - - -

MR PAMPLIN: Yeah.

MR HANN: - - - your experience, that’s - - -

MR PAMPLIN: Yeah.

MR HANN: It was probably — it's — there’s not ggito be much - - -
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MR PAMPLIN: No.

DR WILLIAMS: Is there much else you can - - -

MR HANN: - - - further negative impact - - -

MR PAMPLIN: Yes.

MR HANN: Is that right?

MR PAMPLIN: Yes, that's right.

MR HANN: All right.

MR PAMPLIN: There’s always going to be a “but’; mu know, discussions like
this. Ah, and for us, we feel that you're stilligg to get business transitions, ah
people — businesses come and go, operators change -

MR HANN: Sure.

MR PAMPLIN: - - - but also niche — niche markelsnge, and what you're
orientating yourself for. So, the — in particuldre ageing of the population in
Australia, the amount of people buying caravansguoidg round Australia and
going on road trips all the time has increasedd Riinink we’ll see more orientation
of that for businesses over time, and areas likal&lelah capitalising on that.
Probably not that dissimilar to a lot of countryites, having to cash in, for want of a
better, um, word or term, to that opportunity. Maww, we provide a sort of a
lifestyle area just for people to stop, but alssupport the local economy.

MR HANN: Yes.

DR WILLIAMS: Sorry. Just clarifying that poinRichard - - -

MR PAMPLIN: Mmm.

DR WILLIAMS: So, what you're saying is that inrtes of business adjustment, the
— the shock of the impact that’s now being megeamommodated - - -

MR PAMPLIN: Mmhmm.

DR WILLIAMS: Um, and now council — or the commutynis moving into a phase
of readjustment to - - -

MR PAMPLIN: To - - -

DR WILLIAMS: - - - new economic opportunities - -
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MR PAMPLIN: Yeah.

DR WILLIAMS: - - - now that — now that they've gover that initial - - -
MR PAMPLIN: Yes. To---

DR WILLIAMS: - - - impact of the bypass?

MR PAMPLIN: It's a normal outside influences - -

DR WILLIAMS: Yeah.

MR PAMPLIN: - - - rather than the immediate orig¢he highway bypass.
DR WILLIAMS: Yeah. Could - sorry, but just whilare got you.

MR PAMPLIN: Mmm.

DR WILLIAMS: Could I just go back one point, sgrrYou did speak about
community opinion and the very clear strong comrtyuopinion now - - -

MR PAMPLIN: Mmm.

DR WILLIAMS: What sort of tangible evidence dabsit take? Is it just, you
know, representations made to councillors, or $®rhething that you can actually
put your — you know, more quantitative terms toregp?

MR PAMPLIN: Yeah. It's certainly something thait was, um, | haven't attended
myself. It was, ah pre-merger of council, but @reat Lakes Council, ah, did — had,
you know, staff represent at a meeting in Bulahdellethink it was quoted in the
planning proposal application - - -

DR WILLIAMS: Yeah.

MR PAMPLIN: And the, um — | suppose the shiftoginion was noted at the
meeting — it wasn’t council’s meeting. Councikaitied - - -

MR HANN: This was a meeting that was a forumhis thall - - -
MR PAMPLIN: Mmm.

MR HANN: - - - that was run by the applicant.

MR PAMPLIN: That'’s right.

MR HANN: Is that the one we're talking about?
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MR PAMPLIN: Yes. That's — that’s the one.

MR HANN: Yeah. Okay. And council attended that?

MR PAMPLIN: Yes. Council staff attended at tirae¢ — not myself personally - - -
MR HANN: No.

MR PAMPLIN: And, um —yeah. Look, | suppose tfanembers, we certainly
listen to the community, as our councillors do &bl vand there had been a shift of, |
suppose, an opinion from the community. It wasasely noticed back then, before
you know, we merged as we are now, and we talktabhauMidcoast Council, and
how we’re proceeding on that basis, but the umu-krow, you've got to take all
that history into account, and you know, what Hasnged, you know, is anything
different at this point in time? Should we conside application for this? And that
has, you know, got us to this, ah, position thdteve, so you know, based on that
information, council accepted a planning proposaH for the Highway Service
Centre.

That doesn’t mean council was going to approvedroight and sent it away. It was
actually council was saying that we will acceptagplication. So then look at the,
ah, individual merit of that. What we tend to daunder our council’s policy, is
actually issue, ah, applicants with advice on wéethey, um, are deemed to meet

MR HANN: Yes.

MR PAMPLIN: - - - our strategic merit. It's ntite Department of Planning’s - - -
MR HANN: No.
MR PAMPLIN: - - - consideration of a strategic mbebut our own council’s, um —

you know — and there’s a couple of things in thex¢hat either it's in a current
endorsed strategy, or that it's of something ofdiénwider benefit to the, um, the
community. And so, it's obviously not somethingtfk in the current strategy or
policy of council, so it was around the, um, thadfé to the community to consider
the application. So, the application was, you knladged with council. Um, the
first thing, of course, we wanted to actually ursi@nd in more depth was the, um,
impact on existing businesses.

MR HANN: Yep.

MR PAMPLIN: Um, and trying to see if it could ldetermined what that actual
impact is, whether that impact can be mitigated, &@hether that's appropriate for
council to support. The —we had an independemtr@r that actually helped us
assess and process the application — David Crofts, fum, Strategy Hunter, who
was our consultant for that, independently engdyecbuncil to actually do that
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assessment. He’s got a background in economidsyas, um — we worked with
the, ah, applicant and their, um — their own, ynaw, consultants, who actually
said, “No. We want a greater understanding of wimraimpact might be”. Certainly
we ended up getting to an end point, where it iy hard to quantify an impact of
something that might go into an area, and whatrtlight have on this specific
location.

So, we ended up having to, um, do — get them ta hore work and assessment on
surveys, the qualitative-type information ratheartta quantitative, you know - - -

MR HANN: This is your independent consultant?

MR PAMPLIN: Which we’ve said that — to the appint, you know, that it's not
satisfactory - - -

MR HANN: Right.
MR PAMPLIN: - - - until you can show us more werk -
MR HANN: Right.

MR PAMPLIN: - - -regarding, ah, the assessmeants$ surveys, and trying to
determine that impact as far as we can go with that

MR HANN: So, this was based on the first survdyoh had 132 - - -
MR PAMPLIN: Yes.

MR HANN: - - - respondents, that’s right?

MR PAMPLIN: Yeah.

MR HANN: But not in a holiday period?

MR PAMPLIN: Not in a holiday period. Yes.

MR HANN: Okay.

MR PAMPLIN: And we were trying to establish — bese we actually fought as
council and staff, that it would be quite differehiring a, um, holiday period - - -

MR HANN: Right.
MR PAMPLIN: So we were trying to establish, yawokv, what's the year round

impact of such a development occurring. Ah, weensatually quite surprised. The
results were very similar, ah, for that. Um, dodk, the - - -
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MR HANN: That was the Easter survey, is thattfgh

MR PAMPLIN: Yes, that's the Easter one.

MR HANN: Yep.

MR PAMPLIN: So, that was the one that they didéaese we requested it - - -
MR HANN: Okay.

MR PAMPLIN: - - -to, ah, get a formal counciliopn on the merits of this
application, having already accepted an applicabobthat’s not the actual
assessment. So the assessment was undertakeabwidysly we looked at all the
government policies and what have you, that atiegtapplication along the way,
but of particular concern to council was what wotlie impact be, and could we
mitigate that impact. Ah, so having sought thdtaenformation, we pushed as far
as we thought we could push the, um, the levehoiltedge that we wanted to get
out of this, and our understanding of the ares.-tyou know, the — we didn’t
believe we would actually get to a situation wheeecould actually say, “Okay.
This would actually equal an economic impact ofofnhp whatever million dollars
per year”, or what have you.

MR HANN: Yeah.

MR PAMPLIN: We didn’t actually think we could gtd that, and um, it was, yeah,
borne out in what the information which was ablgaoner from the application. We
couldn’t get that certainty, um so we were therkiog at, “Well, what are the
opportunities in Bulahdelah, and if you're goingdim any offsetting of impact, how
would that relate to the opportunities that Buldaddénave” because rather than try
and do something completely different in Bulahdglatvas like, “Well, where are
the trends going? You know, where have we hadiaptto — Bulahdelah as a
community?” It's post-bypass anyway, and wheresdbat lead us, and can we
actually do something to actually promote and hie# along, that would mitigate an
impact of having a Highway Service Centre just inlgshe township here?

You know, rather than just going, “Yes” - - -
MR HANN: Yeah.

MR PAMPLIN: - - - you know, the application saysvill create X jobs”. We
can't tell you whether that would lose Y jobs”. tY&know, we haven’t been able to
establish that. So it was actually looking at #@&t of, um, you know, opportunity.
The — like, we're very cognisant of the, yes, drdt meet council’s policy, and
regardless of it being one of the former coundlifur Great Lakes, you know - - -

MR HANN: Yep.
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MR PAMPLIN: - - - council accepts all the preveomerger documents, so we're
not arguing against that in any way. It was abont, you know, how — what was it
trying to achieve? Has anything changed, and wtiees that lead us now? So,
certainly the community sentiment has changed twes, you know, to — you know,
we believe, will open the door for us as a couacilb consider this application. The
intent of the original Highway Service Centre stpt from council was very good,
very valid, and we agreed with that. You knowyds trying to help support the
economic viabilities of our towns and villages, yoow, post-bypass.

But moving on from then, you know, where — wheewae now? 2004 was a while
ago, and you know, | mean, what does the futurennfwaareas like Bulahdelah. So,
that was all in the background mind when we weoilog at this, how it did or
didn’t meet, you know, current policies of counailinisterial directions, and what
have you, because even though it's not a nomirdatadion, you know what | mean,
obviously there are, um, ways to consider thinggkvaren’t nominated. And for
us, the sticking point was always going to be alteeiteconomic impact. And we
believe that that's the main crux of what we’rdrigyto actually get to as ministerial
direction, as well as the impact on the town. Yeéhdealing with the impact on
the infrastructure, but we don’t believe this isngpto have much of an impact on
the highway infrastructure because of the existifigamp is really good, well-
located, and could be easily accessed for a higlseayce. And so for us, it was
more about the economic impact and how that relatedinisterial direction and
council’s policy.

MR HANN: Okay.

MR PAMPLIN: Where that led us to, as | was saywigh the ability to offset that,
um, and what — as a council, we received an offenter into a planning agreement
from the applicant. Ah, it's been documented inwark - - -

MR HANN: Yes.

MR PAMPLIN: And through discussions with the apaht, we did tailor that
towards what that might look like - - -

MR HANN: Yes.

MR PAMPLIN: And so we were looking at, um, levgirag off, um, how the town
has changed over time. There’s always improvemenian make in a town, of
course, so we did put things like, ah, you knowjmséreet improvements and
landscaping, um, you know, things that might hawae out as reflecting the
heritage of the town, whether it's through strégting or other means. We left that
sort of open, and said, “Look, there’s some workbekeve could be done in that
respect to help the town”. Ah, this leveragingtbt ah free “Friendly Town
approach that council has taken for Bulahdelah thiéhcommunity, which is quite a
strong factor for this, ah, community here, in besses, is how can we actually
improve that, you know?
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What additional amenities, infrastructure do wedhemn, to actually go that next
step in that regard? So that was just put in theréThis is what we want to
investigate”, you know, as part of that. A bussiassistance package was seen as an
essential component from council and council’s pedelent planning consultant, to
actually work with the businesses. If you've gaviaof small businesses, mum and
dad-type operators, they’re not necessarily irsfface where they can be looking at
the niche markets and merchandising, advertisihgf ¢hose sorts of aspects, um.
You know, it could be unfamiliar to your small bosss operators, um, so what we
actually saw is a really good advantage in doirag, thaving someone employed as a
specialist in that area, to work with our local inesses, to help them improve, do
better, ah, you know, capitalise on opportunitieg,also, you know, let that lessen
or negate the impact of the Highway Service Ceitgdedf. That was the intent

behind identifying the, um, business assistanckgue; as we called it, as part of
here. And, you know, we’re not sure of the imghet it would have, but the last
thing we put in there was about having a local gboms area in the Highway
Service Centre itself which would actually comeotigh a planning agreement, and
they would have to do it in a Highway Service Centr

MR HANN: Could I just ask, Richard - - -

MR PAMPLIN: Mmhmm.

MR HANN: - --just- - -

MR PAMPLIN: Certainly.

MR HANN: So, while we're on this — this particukapic. Is it an assumption then
that the net impact would be negative, and thaetbee the mitigation opportunities

are essential, or it’s just that it's too — it lmeven to be too difficult to quantify
what the actual impact would be? In other wordishink you mentioned 30 jobs

MR PAMPLIN: Jobs.
MR HANN: - - - would be generated?
MR PAMPLIN: Mmm.

MR HANN: | think we’ve seen a figure of 60 quotiedthe application, but you
know, we’re not going to argue about that here.

MR PAMPLIN: Yeah. No.
MR HANN: It's — but which is a substantial number

MR PAMPLIN: Oh, yes.
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MR HANN: My — from the data we’ve seen, | thin@ fpbs were lost in the bypass
— pre-bypass to 2016 - - -

MR PAMPLIN: Mmhmm.

MR HANN: ---s0 30 is a substantial - - -

MR PAMPLIN: Yes.

MR HANN: So, coming back to my point - - -

MR PAMPLIN: Mmm.

MR HANN: What's the basis — what's the assumptionncil is making here is
that it will be overall negative, and thereforentist be offset with mitigation
strategies, or you're just not sure? You can'tipaown - - -

MR PAMPLIN: Ah - - -

MR HANN: The metrics?

MR PAMPLIN: You know what, it's a bit of both. dok, we certainly can’t pin it
down. Ah, as | say, we haven't been able to gbatite actual impact that that
would have - - -

MR HANN: Okay.

MR PAMPLIN: - - - but that being said, um, we ldelieve as a council that it
would be likely to have an impact on particularihasses. Let's say the service
station as a good example.

MR HANN: Right.

MR PAMPLIN: | would expect a new Highway ServiCentre right there could
have an impact — we could well, this is me, yousnguessing the future, which is
what you're talking about here, is that, um, yoownmaybe we do lose another
service station - - -

MR HANN: Yes.

MR PAMPLIN: - - - if one opened out there.

MR HANN: Yep.

MR PAMPLIN: Ah, less people may stop. Ah, weoeking at those surveys

which, um, — look, they’re opinions obviously giviey people, ah, you know, at the
time, and maybe 30 per cent of people who wergstgpat those times - - -
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MR HANN: Yep.

MR PAMPLIN: - - - say that they might have stogd@ a Highway Service Centre

MR HANN: Yep.

MR PAMPLIN: - - - otherwise, where those peoplergvjust visiting Bulahdelah
and not spending money and just, you know, havindteeir own packed lunch on —
in a park, or what have you. Like, the assumpisathat they’re probably spending
some money in the town, and so our understandinddaze that it would have an
overall, um, impact on Bulahdelah itself. And wiat wanted to do is make sure
that any such impact would be, um, mitigated. U0, there’s no dollar figure on
this. What we were actually doing and resolving@suncil was to say if we get a
successful gateway, that um, we would actually watk the local Chamber of
Commerce and the community in developing this pgekhat would form the
component of the, um, planning agreement. Onlg,tbace you work out exactly
what it is, can you actually cost what that is.dAso our process for that would have
been to work with the community, ah, Chamber of @Garce, and get a package
together, have some consultation with the appliadout that package - - -

MR HANN: Mmhmm.

MR PAMPLIN: Whether they agreed or not, to adyutien put that to council, to
actually bed down the issue of a planning agreenbefibre we ever considered
going on exhibition with the rezoning — the plarqiproposal.

DR WILLIAMS: So, it’s still early days. The ---

MR PAMPLIN: Yes. It---

DR WILLIAMS: The applicant seems to be quite happ -

MR PAMPLIN: Mmhmm.

DR WILLIAMS: - - - with the planning agreement.

MR PAMPLIN: Mmm.

DR WILLIAMS: But obviously the details are stilh be - - -

MR PAMPLIN: The details are yet to be - - -

DR WILLIAMS: - - - nutted out.

MR PAMPLIN: Yeah. Not just hashed out, but atjutormulated.
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DR WILLIAMS: Mmm.
MR PAMPLIN: You know, we’ve got the — the broatbpe - - -
DR WILLIAMS: Mmm.

MR PAMPLIN: - - - of what we believe should bedrplanning agreement, which
the applicant was happy to agree with - - -

DR WILLIAMS: Mmm.

MR PAMPLIN: To then put in the letter of offer tmuncil. And, ah —so we’re
more than happy to accept that. We think thatwloatld be a way forward. Ah, it's
what Bulahdelah, yeah, could do with, move forwafehd, um, so we wanted to
investigate that, ah, see what public opinion wasig how we dealt with that, what
was the opinion of the individual businesses as$, @sbund issues like the business
assistance package, and | mean, how could thatlbestd to help all sorts of
businesses here. You know, does the person hdeedn expert in all type of
business? Are we more after an expert in marketing

What are we actually after, you know, for that, #mekefore what's a person going
to cost, and how does that put into there, bectngsapplicant also needs to know
what they’re signing up for, from a costs perspegtto any planning agreement,
rather than an open-ended thing that they will fumdatever council wants. That's
not — you know, we need certainty, both sides, batwa planning agreement would
actually do.

DR WILLIAMS: And, Richard — sorry, the — just folving on from John’s
question about not necessarily quantifying the iehdaut just trying to get an overall
assessment of the impact if the Highway Serviceit€emas to proceed.

MR PAMPLIN: Mmhmm.

DR WILLIAMS: Um, are you saying that overall vitould happen nett — adversely,
like, impact, and what you're looking to offset thar are you saying it will have an
adverse impact, but its nett impact overall wowddobsitive, otherwise you wouldn’t
be supporting it? But, nonetheless, what youymg to do is offset what negative
impacts are also tied up with — with this project?

MR PAMPLIN: Certainly, um, the feeling from couhis that from a jobs
perspective, it would probably, um, have a netraN@ositive impact - - -

DR WILLIAMS: Mmhmm.
MR PAMPLIN: - - - butit’s still going to have @egative impact - - -

DR WILLIAMS: Yes. Yep.

.BULAHDELAH COUNCIL MEETING 21.1.20P-24
©Auscript Australasia Pty Limited  Transcript in Gmence



10

15

20

25

30

35

40

45

MR PAMPLIN: - - - on businesses.

DR WILLIAMS: Yes. lunderstand. Yes, okay.

MR PAMPLIN: Ah - - -

MR HANN: Okay. ..... No, no.

MR PAMPLIN: It's a delicate line that I'm walkintihere - - -
DR WILLIAMS: Yeah, yeah.

MR PAMPLIN: Is that, um, it's all this — it's alnd belief and understanding
obviously - - -

MR HANN: Yeah.

MR PAMPLIN: - - - of what this might do becausewre not in a position to
quantify it - - -

MR HANN: Mmm.
MR PAMPLIN: - --and so that, um - - -
MR HANN: And some businesses, | guess — yeah.

MR PAMPLIN: Look, some businesses — for examiblesaid one of those service
stations - - -

MR HANN: Yes.

MR PAMPLIN: - - - closed down, and they had femployees - - -

MR HANN: Mmm.

MR PAMPLIN: You know, | mean, that would obvioydle a loss, but - - -

MR HANN: Yeah.

MR PAMPLIN: - - - would the overall gain — andrta@nly council has been
listening to the community and the Business Charabeut that overall gain, but
what we want to do is not necessarily, you know, eeich loss in Bulahdelah. We
actually want to try and move forward, capitaligetioe niche markets that they’re

already tapping into - - -

MR HANN: Mmm.
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MR PAMPLIN: See how we can improve on that, and know, make sure that we
actually see Bulahdelah, um, you know, prospehanftiture.

MR HANN: Does - yeah, okay. Um - - -

MS MORRIS: Well, possibly build on what's — widlahdelah has already done.
I mean, the Highway Service Centre might offer stbrimg different, and it might be
a new economic - - -

MR PAMPLIN: It's certainly - - -

MS MORRIS: It's hard to say.

MR PAMPLIN: Yeah. Look, | was saying that earla, is that, yeah, Bulahdelah
has had to refocus, you know, from being a highteayn, for want of a better word.
You know, it was going straight through ..... wargeople were quickly stopping for
service stations, yeah, the quick fuel and othessa things. Ah, their food that
might be on offer in some of those. Ah, you knowe,— we have seen that sort of
change.

MR HANN: Yeah.

MR PAMPLIN: That being said, we've still had ndwsinesses, ah, open in
Bulahdelah. Ah, the Oliver's um food — food outlet

DR WILLIAMS: When did they open, Richard?

MR PAMPLIN: Ah, that would have been - - -

MS MORRIS: That's a very good question.

MR PAMPLIN: It was about 12 months ago - - -

MS MORRIS: After - - -

DR WILLIAMS: Quite recent, was it, or you mean ddnths - - -
MR PAMPLIN: Oh, it's - - -

DR WILLIAMS: - - - after the bypass?

MR PAMPLIN: No, no, no. It — it was more receuin, yeah.
DR WILLIAMS: Oh.

MS MORRIS: I'd have to check that - - -
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MR PAMPLIN: We’'d have to —we'd - - -
DR WILLIAMS: Do you know how many it employs? $r any rough estimate?

MR PAMPLIN: Ah, not — not offhand, no. Ah, thdn@mnber would probably be in
a better position to do that.

DR WILLIAMS: Okay. Because that’s the only haddence we’ve got to date

MR PAMPLIN: Yeah.

DR WILLIAMS: ---intermsof ---

MS MORRIS: It's difficult.

MR PAMPLIN: Yeah. It's - - -

MS MORRIS: It's very difficult - - -

MR PAMPLIN: It—itis.

MR HANN: That's the only business we've heardtthactually opened - - -
MR PAMPLIN: Yeah.

MR HANN: - - - since the bypass, but - - -

MR PAMPLIN: Yeah.

MR HANN: - - - there may be others. It's just-
MR PAMPLIN: Yeah.

MR HANN: | mean, it's often quoted.

MR PAMPLIN: But, yeah. One of the issues tharéhat, you know, as a council
we’re looking at the overall impact - - -

MR HANN: Yes, of course.

MR PAMPLIN: Competition isn't something that weaessarily consider direct
competition - - -

MR HANN: No.

MR PAMPLIN: Certainly from a paying perspective.
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MR HANN: Yeah.

MR PAMPLIN: - - - rather than individual - - -
MR HANN: No. Understood.

MR PAMPLIN: - - - businesses.

MR HANN: We were just looking for examples of wiseclosed.
MR PAMPLIN: Mmm.

MR HANN: Don’'t —we don'’t care - - -

MR PAMPLIN: What the - - -

MR HANN: Like you, we’re agnostic to that.
MR PAMPLIN: Yeah.

MR HANN: It's —and what'’s opened - - -

MR PAMPLIN: Mmm.

MR HANN: Whether it be Oliversora - - -
MR PAMPLIN: Mmm.

MR HANN: Whatever. Okay.

MR PAMPLIN: Yeah. And - - -

MR HANN: But the only one we’ve heard of is Oligseyou know, so - - -

MR PAMPLIN: Yeah. And for us it’s been a trickxample because Olivers are
quite — well, more often than not, they’re locaite@ Highway Service Centre - - -

MR HANN: Yeah. Yeah.

MR PAMPLIN: And so that's been a tricky one f&r to — to get our head around
because they could be branching out to ah anydf/pearket that they’re tapping
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into, ah, but — yeah. You might call it more cdlaw food market. You know, they
are a healthy food option - - -

MR HANN: Mmm.

MR PAMPLIN: - - - but, you know, what we're actlyagencouraging here in
Bulahdelah, and it's how it's evolved over — sitice bypass, is more about your
cafes, your slower - - -

MR HANN: Mmm.

MR PAMPLIN: You know, get out of your car, havevalk around, go to the cafes,
go to Olivers, what have you, and get that expegerather than just being in a
Highway Service Centre that usually doesn’t hal@ af appeal, and you're just
getting quick food and getting out of there. Se,awuld well find that Olivers is
trying to branch out from there.

MR HANN: Okay.

MR PAMPLIN: We've been trying to — not to dealtvindividual businesses, as
we just discussed - - -

MR HANN: Yeah. Yeah.
MR PAMPLIN: - - -so we hadn’t actually approadhah, Olivers for that - - -
MR HANN: Yep.

MR PAMPLIN: - - - because we were trying to be) & you know, not playing one
business off against another.

MR HANN: Just — just an inter-related questioartho that is, there’s been some
discussion this morning regarding the master plaichv— for the site, which | think
the reference to that is that there’s residerdi&lotel, a brewery, tourist-type
facilities that are part — that, um, are plannedlie site, and that previous
community meetings have documented that — thatahegupportive of the
Highway Service Centre proposal, provided that lih&tto other facilities on the
site is progressed and maintained. Is — is thae#ioing council has taken into
account/

MR PAMPLIN: Ah, not specifically in this applidah because the application is
just for the Highway Service Centre.

MR HANN: It's not part of this application, but-+ but it is - - -

MR PAMPLIN: It's not part of that. There was seimmformation in the original
application which we said, “That’s not what youphgation is for”.
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MR HANN: Right.

MR PAMPLIN: “We can't take that into consideratiof what you might do or
might come back for a rezoning - - -

MR HANN: Yeah.

MR PAMPLIN: - - - for council, for — or a possétlevelopment. You know, we're
considering your application on its merits, for wiau are seeking”, which is the
amendment to schedule 1, to allow a Highway Ser@eetre in that location. Um,
whatever else they may or may not do with, ah, atithey do or don’t own in that
location — and they’ve looked at a fairly largedio You know, we didn’t want that
to be part of this because it's not part of they igoow - - -

MR HANN: Okay.
MR PAMPLIN: - - - rezoning of the land that we'seeking.
MR HANN: Yep. Yep.

MR PAMPLIN: It —it's too uncertain to try and alewith things like that from a
council perspective, of what might someone do. aGifeve had two applications on
the table at the same time from that person. WéAgually, we’ll look at this, you
know. Can we make that part of the one applicatiand so that they’re contingent
on one another, but otherwise, you're not in atpst - -

MR HANN: Yeah.

MR PAMPLIN: - - - to look at that.

MR HANN: No, | understand that. | think the wiayvas portrayed to us was that
the — a level of community support for the Highw&sgrvice Centre was contingent

upon the applicant also proceeding with other ptaasthey were obviously clearly
aware of. So, we're talking about community suppere - - -

MR PAMPLIN: Yes.

MR HANN: - - - or why the community would supp@amething that's got some
inherent risk.

MR PAMPLIN: Oh, of course.
MR HANN: And it seemed to be offset by, or mitigd by the fact that there were

much bigger plans afoot. | just wondered wherecthencil has taken that into
account in terms of the community support, not enly
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MR PAMPLIN: It certainly would have made our paomn easier if it was part of
the one application - - -

MR HANN: Right.
MR PAMPLIN: - - - because you could look at theemll jobs - - -
MR HANN: Sure. Yep.

MR PAMPLIN: - - - and see whether it clearly wawffset any impact, ah, rather
than just the Highway Service Centre itself. ittt part of the application - - -

MR HANN: Okay.

MR PAMPLIN: So, yeah, we had to sort of sepatagt. We were very well aware
of the master plans and what the developer - - -

MR HANN: Yeah.

MR PAMPLIN: - - -would ideally like to occur ithat area. Fortunately, we have
to consider the current application, um, becausat Wwappens if the rest of it never

MR HANN: Yes.

MR PAMPLIN: - - - goes ahead?

MR HANN: Okay.

MR PAMPLIN: Ah, and obviously there could be cosibn in the community if
the developer is waving the overall master plamiado as well as talking about a
Highway Service Centre - - -

MR HANN: Yes.

MR PAMPLIN: - - - as a separate thing.

MR HANN: Okay.

MR PAMPLIN: It is difficult for us with that beese we’re aware of it, but we're
not considering it, um — and we didn’t considenisupporting this application. We
saw it - - -

MR HANN: Thank you.

MR PAMPLIN: as a standalone thing, regardleswlwit they may or may not do in
the future elsewhere.
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MR HANN: That's crystal clear. No, thanks, Rictha No, no, that's useful for us.
| understand that.

MR PAMPLIN: Mmm.
MR HANN: Peter.

DR WILLIAMS: Just one last question. | — at thement anyway. | think it's the
last one, | hope.

MR PAMPLIN: You're right.

DR WILLIAMS: Sorry, Richard. We see the — botle RMS and the department
made a lot about the need for a strategic appr@axhit’s better if this goes back for
review of policy, and um, back to the community’s all transparent. And perhaps
it needs ..... weight to do that ..... and all softthings - - -

MR PAMPLIN: Mmm.

DR WILLIAMS: And the applicant quite rightly saywell, it can’t afford another
five or ten years, or whatever, until all thisiisally done.

MR PAMPLIN: Mmm.

DR WILLIAMS: Justin —and it also — also thisght also answer a bit of a
question about the extent of public consultatigvthen council got the draft planning
proposal - - -

MR PAMPLIN: Mmhmm.

DR WILLIAMS: - - - was that put out on an exhibi at all, or up on council’s
website? Was the community made aware that thadt-a proposal has — the draft
plaintiff proposal had been received by council?

MR PAMPLIN: No. Council — probably, you knowpsiar to most councils. It
actually only goes on exhibition when you've, urthe formal part of a ..... gateway
determination - - -

DR WILLIAMS: Once you got the gateway determioatt - -

MR PAMPLIN: Yes. That we actually do that - - -

DR WILLIAMS: Okay.

MR PAMPLIN: So, there’s been — the only thingfelient about this application

with regard to consultation was with the RMS. Wanted to, ah, gain an
understanding of what their position would be - - -
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MR HANN: Mmhmm.

MR PAMPLIN: - - - just to know what we're likelp have to address in — in the
application. It wasn’t a formal referral. It cdualt be because it — that happens after
the gateway - - -

MR HANN: Yeah.

MR PAMPLIN: - - - so we informally sought the opn of the RMS.

MR HANN: Mmhmm.

MR PAMPLIN: It did take us about four months tet@n answer, um, but we
eventually got a position from them, that they didmm — it was tied up with
another application, you know, unfortunately - - -

MR HANN: This is the Tea Gardens one?

MR PAMPLIN: - - - so, they actually respondedtmoth.

MR HANN: Yeah.

MR PAMPLIN: And nearly everything in the letteadk was about the other one,
not this one - - -

MR HANN: Yes. Yes, yes.

MR PAMPLIN: So it did make it - - -

MR HANN: Yes, yes. |did note that - - -

MR PAMPLIN: - - - really difficult for us to tryand understand that, um, and just to
see what the issues were with this one versus the ether one. Um, we figured the
other one’s probably a little bit more out therdnow it sort of deals with, you know
— it's not next to a bypass town.

MR HANN: Yeah. Yeah.

MR PAMPLIN: It's —it's — it is a different sodf scenario.

MR HANN: Yeah.

MR PAMPLIN: And — so —yeah. Like, we've — wented to understand what that
was, um, what positions we’re going to have to aatl, issues that we need to
address in the application, to a standard thataltevibuld be enough to be

considering a gateway for. So, that's what wetdelwork on that. So regardless of
whether they support it or not, we wanted to haveraderstanding of that - - -
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MR HANN: Yeah.

MR PAMPLIN: - - - and move forward, and makelgar to our council also that
there’s, you know, a potential that the RMS wiljeati to this application. Council
did, you know, support the application, so you knex’'ve gone forward, ah, on
that basis. But, yeah, it's not normal practiceus to go out there and hold
community meetings, or, what have you - - -

MR HANN: At this stage, you mean?

MR PAMPLIN: At an early stage.

MR HANN: Yeah, okay.

MR PAMPLIN: Yeah.

DR WILLIAMS: Oh, I'm just looking at whether ---

MR PAMPLIN: No.

DR WILLIAMS: - - - council might have just inditad that it has received a
planning—a - - -

MR PAMPLIN: Yeah. No.

DR WILLIAMS: A draft planning proposal, that’slal

MR PAMPLIN: Yeah. Certainly when we do strategand review the zones and
other sorts of work at a strategic planners thatiajeyou know, we do do a lot of
that work, or we go out, ah, even before you'vaialty got something to talk to the
community about, often you go and gather infornragarlier on. But not on the
individual planned proposal applications - - -

MR HANN: Okay.

MR PAMPLIN: You know, we run through more of & peocess, ah, with the
processing of those.

MR HANN: Yeah. No, that's fine. Thank you. Tisa— okay.
DR WILLIAMS: [I'm fine, thank you. Thanks, John.

MR HANN: | think, um — I think you've answeredaything that | had on my —
oh, one last thing, one last thing.

MR PAMPLIN: Mmhmm.
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MR HANN: Just generally, | — and it — the sitéesion process, looking at the
applicant’s report - - -

MR PAMPLIN: Mmhmm.

MR HANN: They talk about two other possible altgtive sites, one to the south,
ah, in what is flood-prone land, I think, which wdueed to be built up, but also
suffers from the fact that it's not full interchango you’'ve got access to — from the
northbound traffic, but you can’t — you couldn’tcass it.

MR PAMPLIN: Mmhmm.

MR HANN: The benefit of the alternatives are clgdhat they're on the same side
of the highway as Bulahdelah town - - -

MR PAMPLIN: Mmm.

MR HANN: - - - and so the theory would be easied quicker access back into the
town to divert those that stop who were interestedsiting Bulahdelah — it's a little
easier - - -

MR PAMPLIN: Mmm.

MR HANN: So the south seems problematic in thg thay presented it - - -

MR PAMPLIN: Mmhmm.

MR HANN: And the northern site near the existfalj interchange - - -

MR PAMPLIN: Mmhmm.

MR HANN: - - - the land parcels there are | thinkheir words, um — you know,
they’re a bit more challenging from a topographaint of view - - -

MR PAMPLIN: Mmhmm.

MR HANN: - - - but also closer in proximity tosielences. | just wondered
whether you've got any comment about this.

MR PAMPLIN: Um, look, it's certainly obvious weald an application for a
specific site, you know, which we’ve done - - -

MR HANN: Yep.

MR PAMPLIN: - - - butitis interesting that, ydunow, that they did some
consideration of that, ah, because you know, ifweee doing strategic point of, you
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know, work rather than assessing an applicatiorwa@d normally do that sort of

MR HANN: Yeah. Yeah.

MR PAMPLIN: - - - like ourselves and have an urstiending. Look, | would
actually agree that the, um — if we were havingghitay Service Centre on the
south, it is problematic, ah, with the flood plain-

MR HANN: Mmm.

MR PAMPLIN: - - -down there. It might be morerwenient for people who were
northbound, to actually have a Highway Service €etitere. The, um — the one
may not be particularly visible to northbound ti&affyfou know, so now mined — that
the site that it is, is more suitable for southlmbtnaffic. It — you know, you would
see it coming south — would have an easier acdessyou would be onto that side.
Whether that encourages people to come into the tew, or what have you. Our
hope by actually in the planning agreement, to lsreething, um, in there about
the — you know, advantages of Bulahdelah in ddmag. t

It wouldn’t mean necessarily for the people whqpt there at that time, but
maybe another time that they would actually, ameanto Bulahdelah. But
certainly from a council perspective, you know, dealt with the application we
had, rather than go, “Is there a better site soreesvllse?” But | would generally
agree with that, that just straight off the cufiuyknow what | mean, that it's — south
is very problematic. | don’t see there'd be anezasite there at all - - -

MR HANN: Yeah. Okay.

MR PAMPLIN: - - - for, um, a Highway Service Ceat

MR HANN: Yeah.

MR PAMPLIN: And, um, elsewhere from the north lwihe golf course and some
vegetation issues and other factors, yeah, | dbimik there’s much other option for
a site selection in that area.

MR HANN: Okay.

DR WILLIAMS: That's fine.

MR HANN: That's it for me. Helen, did you haveyaguestions?

MS MULCAHY: | do have a question. If you — yoe’preparing the consolidating
instrument, | presume?

MR PAMPLIN: Yes.
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MS MULCAHY: And the LSPS?

MR PAMPLIN: Ah - - -

MS MULCAHY: A big task —well - - -

MR PAMPLIN: Yes. We - - -

MS MULCAHY: ---it—yeah. Yeah. You'll gebtit.

MR PAMPLIN: We will get to that.

MS MULCAHY: Yeah, I'm sure you will. Um, Bulahtkh’s future - - -

MR PAMPLIN: Mmm.

MS MULCAHY: - - - under the consolidating instremt. Are you looking at any
wholesale changes to zonings and — and — you kimowght of what you know,
obviously it won’t be in direct response to thisjposal - - -

MR PAMPLIN: No.

MS MULCAHY: - - - but you know what I'm saying.

MR PAMPLIN: Ah, yeah. Certainly, um —no. Thara simple answer there.
We’ve looked at all our zones across our 10,00@usgkilometres, with um our 198
settlements, and we’ve looked at trying to ratim®athree LEPs that use the same
zones as extremely differently, in what they prahih, what heights they have.
There’s a whole range of things. Ah, it's beereaydifficult task to do that, so
we’ve been doing that for the last three years., Weare about to go out on an
expedition on the 5th of February - - -

MS MULCAHY: Congratulations.

MR PAMPLIN: For our urban areas.

MS MULCAHY: Right.

MR PAMPLIN: The rural ones are lagging, unfortteig, behind.

MS MULCAHY: Yes.

MR PAMPLIN: We've just put the effort into thehan areas.

MR HANN: Yeah. Yeah.
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MR PAMPLIN: And we are looking at all those seftlents. Bulahdelah, we’ll see
virtually no change.

MR HANN: Right. Okay.

MR PAMPLIN: That's only around a couple of, urhetparks and zonings over
those that will actually see that here. Thereihen — part of doing the new LEP
isn’t about providing expansion areas - - -

MS MULCAHY: No.

MR PAMPLIN: - - - what have you, and - - -

MS MULCAHY: It's just regularising it - - -

MR PAMPLIN: - - - Bulahdelah — Bulahdelah alredtys that anyway - - -

MS MULCAHY: Yes.

MR PAMPLIN: - - - behind this site that we’re kalg about is actually zone - - -
residential.

MR HANN: Yeah.

MR PAMPLIN: So there is an expansion area, bat tbn’t what the current work
of council and strategic work is to be able to gug new LEP together. It will gain,
ah — when we go and do the — ah, consultation,.endsing a bit of a ratio around the
local government area, visiting 11 different cesti@nd um Bulahdelah - - -

MS MULCAHY: Not all of the 98?
MR PAMPLIN: Bulahdelah included. Yeah, then wdl e coming here.
MS MULCAHY: Mmm.

MR PAMPLIN: There’s virtually no change to thencmunity but, um, you know,
it's our job to inform the community of the work ive done to date, what we've, ah,
analysed, how we’ve assessed that, and how weawrdour conclusions on that,
and to seek their opinion. That is not going talty result immediately in an LEP
change.

MS MULCAHY: No.
MR PAMPLIN: There’s some strategies and reviehet tve’ve already worked

with the Department of Planning with, to then imiothe new LEP and DCP with .....
as well.

.BULAHDELAH COUNCIL MEETING 21.1.20P-38
©Auscript Australasia Pty Limited  Transcript in Gmence



10

15

20

25

30

35

40

45

MR HANN: Mmhmm.
MR PAMPLIN: As the local strategic planning settients as well.

MS MORRIS: So, Richard, could | add though tihatytre already in our quite
flexible zone, so - - -

MS MULCAHY: Yes.

MS MORRIS: - - - a number of development actestihat — that — are available to

MR PAMPLIN: Yeah. The - - -

MS MORRIS: For businesses and other opportunities
MR HANN: Right.,

MS MORRIS: ---totake - - -

MR PAMPLIN: Yeah. But being the, um, the villagene for most of it, except the
urban - - -

MS MORRIS: Yep.

MR PAMPLIN: The — the residential expansion anee kept low residential, so it
didn’t have that other opportunities - - -

MS MORRIS: Right.
MR PAMPLIN: - - -in the past, like the previous. council - - -
MS MORRIS: Yes.

MR PAMPLIN: But we did look at that, but we dovesother businesses. Um,
they’re not all in the one area, where you mighkt go, “Oh, yeah, let's zone that
commercial, and put the rest of it residential’wasn’t quite so clear-cut. There is a
defined main street, you've got the service station-

MR HANN: Yes.

MR PAMPLIN: - - - on the old highway section. Ywe got — you've still got

some other businesses that are shown in the maisrea, ah, and it was felt that it
was, ah, a better outcome to leave it as it wasvas working quite well for what
we’re doing. We’re not having development issyes, know, in that regard, so we
thought the best way to move forward was to, abpke the same zones. There will
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be some slight ..... about the uses in those. Mdaying to rationalise that across
the new local government area.

MS MORRIS: Mmhmm.

MR PAMPLIN: - - - but there’s no real change thet can see for Bulahdelah out

of that.

MS MULCAHY: Okay. Thanks.

MR HANN: All right. Have you got anything elsdelen?
MS MULCAHY: No.

MR HANN: Brett?

MR B. JAMES: Nothing from me.

MR HANN: Okay.

MS MORRIS: Canl-- -

MR HANN: Yes, sure.

MS MORRIS: Do you mind if | just double-check theestions that | have - - -
MR HANN: Please, for us.

MS MORRIS: - - - that you might want more infortioa on?
MR HANN: Okay. Yep.

MS MORRIS: | have. How many service stationsiare town prior to the
bypass - - -

MR HANN: And how many are closed now?

MS MORRIS: And how many are closed now?

MR HANN: That’s ..... yep.

MS MORRIS: And the number of operators for theseboats - - -
MR HANN: Yes.

MS MORRIS: - - - and whether that’s increasedi@reased at all.
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MR HANN: That's right. We —we’re led to belietteere were two - - -
MS MORRIS: Okay.

MR HANN: And there’s now one, but that may nottbe - - -

MS MORRIS: Okay.

MR HANN: It may not be the case.

MS MORRIS: And possibly Olivers, the date thatttbpened - - -

MR HANN: Yes. We — we — yeah.

MS MORRIS: Is that interest - - -

MR HANN: Yes, that's right. They were the thtéat | had, Louise.
MS MORRIS: Sure. Okay. Great.

MR HANN: No, thanks for checking. All right.

MR PAMPLIN: That'’s all right.

MR HANN: Well, I think we’re done, Matthew, so eting closed. All right.

MR PAMPLIN: Thanks very much.

MATTER ADJOURNED at 2.54 PM INDEFINITELY
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