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1. INTRODUCTION 

This Statement of Environmental Effects (SEE) has been prepared by Patch Planning on 
behalf of Deepwater Woy Woy Pty Ltd Trust (the applicant) to support a Development 
Application (DA) for the external alterations and additions including business identification 
signage to the existing shopping centre known as Deepwater Plaza located at 52 Railway 
Street, Woy Woy (the Site).  

The Site is zoned E1 Local Centre under the provisions of the Central Coast Local 
Environmental Plan 2022 (CCLEP 2022). The proposed development is permissible, subject to 
receiving development consent of Central Coast Council (Council).  

The works involve the alterations and additions to the north-eastern facade of the existing 
Deepwater Plaza as well as the installation of business identification.  

This SEE has been prepared in accordance with the EP&A Act 1979 and the Environmental 
Planning and Assessment Regulation 2021 (EP&A Regulation) and should be read in 
conjunction with the following documentation:  

• Appendix 1 – Architectural Plans 
• Appendix 2 – DCP Compliance Table 
• Appendix 3 – Section J Statement 
• Appendix 4 – Access Statement 

This SEE describes the subject land and the proposed development and provides an 
assessment of the development pursuant to the relevant matters for consideration in Section 
4.15 of the Environmental Planning and Assessment Act 1979 (EP&A Act). It concludes that 
the proposed development is unlikely to generate an adverse impact on nearby development 
or the amenity of the area. It is consistent with the zoning of the land and is appropriate 
development in the context of the surrounding land use pattern. In the absence of any 
adverse impacts, the development is considered to be in the public interest.  

Subsequently, we request that Council support this application through the determination of 
an approval.  
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2. THE SITE 

2.1. SITE CONTEXT 

The site is in the suburb of Woy Woy within the Central Coast Local Government Area (LGA). 
The existing shopping centre on site is locally known as Deepwater Plaza. It is located 12km 
east of the Pacific Highway and in the general township area of Woy Woy. As shown in Figure 
1, Woy Woy is accessed from the Pacific highway by Woy Woy Road and is connected to towns 
to the North by Brisbane Water Drive.  The Site is on the corner of Charlton and Railway Street. 
Opposite Railway Street is the Central Coast Train Line which is bordered by Brisbane Water. 
On the Charlton Street side, the shopping centre backs onto a variety of commercial premises 
including McDonalds, Mackay Family Funerals, Brisbane Water Glass, Greg Izzard 
Optometrists and Ocean Dental.  The township is characterised by residential, public 
recreation, commercial and municipal land uses. Specifically, the site is surrounded by Woy 
Woy Station to the north east, Brisbane Water to the north, neighbourhood shops to the west, 
St John the Baptist Church to the South.  

 
Figure 1 Site Context Map 
Source: MetroMap (annotated by Patch) 

2.2. SITE DESCRIPTION 

The Site is known as Deepwater Plaza, located at 52 Railway Street and legally known as Lot 
30 in DP 1152193. The plaza is a single storey shopping centre with multiple entrances and 
vehicular loading bays. The centre facilitates multiple commercial tenancies with some of the 
primary tenants being Coles, Kmart and The Reject Shop. The land is made up of four parts;  

Residential 

Austin Butler Oval 

Woy Woy Town 
Centre  
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• Deepwater Plaza;  
• Outdoor car park with shade sails;  
• Mycar – vehicle repair station; and 
• Five (5) storey cement car park.  

The lot is approximately 43,000m2 and spans across George Street. This street serves as a 
vehicular access way for the main car park as well as providing pedestrian access to the 
shopping centre. The main pedestrian access comprises four (4) dual access with the 
secondary entrance being towards the north eastern corner of the site.  

Whilst the site is not located within a conservation area or known as an item of local heritage, 
it is located within close proximity to; 

• I189 – Woy Woy Masonic Hall; and  
• I190 – Former Shop, “Mrs Wilson’s”.  

The sites proximity to the above items are shown in Figure 2.  

 
Figure 2 Heritage items near site 
Source: NSW ePlanning Spatial Viewer 

A review of Councils online Flood Mapping tool revealed that the land is affected by flooding. 
As shown in Figure 4, the site is partially mapped as being located in a 1 in 100 year flood event. 
Parts of the site are mapped as being high hazard as shown in Figure 5.   

The site is not located on bushfire prone land.  

l190 

l199 
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Figure 3 Site Aerial 
Source: NSW ePlanning Spatial Viewer 

 
Figure 4 Flood Event Mapping 
Source: Central Coast Council Mapping 

 
Figure 5 Flood Precinct Areas 
Source: Central Coast Council Mapping 

2.3. SITE HISTORY 

A review of Council records revealed multiple CDC and DA applications have been made and 
determined in relation to the Site. A summary of signage and external alterations and 
additions applications are provided in Table 1.  

Patch understand that the existing signage and base shopping centre with car park was 
approved in the 1980’s. Further, a review of the streetview on Google Images shows  that 
between 2015 and 2020, the George Street entrance was refurbished. These works were likely 
undertaken as complying development.  

MyCar  

Car Park  

Car Park  

Deepwater Plaza  
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Table 1 Summary of applications involving alts and adds at the Site  

Works Approval Date 

Solar Panel Installation (DA/44339/2013) Approved 4th of 
September 2013 

Coles Sign Installation (DA/44590/2013) Approved 25th November 
2013 

Illumination of Existing Sign (DA/47226/2015) Approved 1st of May 2015 

External works and Signage for Priceline Pharmacy 
(DA/53792/2018) 

Approved on 13th of 
February 2018 

Car park upgrades and solar panel installation (DA/56248/2019) Approved on 25th March 
2019 

Cladding replacement works to Deepwater Plaza 
(DA/57993/2020) 

Approved on 27th March 
2020 
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3. THE PROPOSAL 

The proposal seeks development consent for alterations and additions to the north eastern 
corner of the existing Deepwater Plaza Shopping Centre façade in the area as marked in red 
in Figure 6.  

 
Figure 6 Location of proposed works 
Source: Ultra Linear Architecture 

Specifically, development consent is sought for the following: 

Demolition 

• Remove existing bollards; 

• Remove existing canopy cover; 

• Re-level the existing walkway; 

• Re-level the main entrance; 

• Demolish part of the walls; 

• Remove existing entrance doors and windows; and 

• Cut circular openings for skylights.  

Façade Changes 

• New windows; 

• Application of lightweight clad frame; 

• Retain existing structural columns; 

• Installation of sky light feature to front façade;  
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• Re-paint existing façade; 

• New canopy awning; and 

• Application of new ‘boardwalk’ walkway into the centre.  

Business identification 

• Installation of refreshed ‘Deepwater Plaza’ sign for business identification including 
the Plaza logo and picture of the Woy Woy LGA; 

• Installation of illuminated Deepwater Plaza logo to top of existing parapet; and 

• Installation of three illuminated business identification signs subject to future 
approval. 

Extracts of the proposed development are provided in Figure 7 and Figure 8. 

 
Figure 7 Proposed Elevation 
Source: Ultra Linear Architecture 
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Figure 8 Concept Elevation 
Source: Ultra Linear Architecture 

As outlined within the plans provided in Appendix 1, the proposal intends to deliver a 
development that will allow future tenants to make use of the approved signage on site. 
Future development consent will be required for the proposed signage consent.  

Furthermore, separate development consent will be sought for the internal fit-out of tenancy 
2. 
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4. STATUTORY ASSESSMENT 

This section of the report provides an assessment of the proposal against the key planning 
provisions applicable to the proposal under the relevant environmental planning instruments 
and development control plan. 

4.1. STATE ENVIRONMENTAL PLANNING POLICIES 

4.1.1. STATE ENVIRONMENTAL PLANNING POLICY (RESILIENCE AND HAZARDS) 

CHAPTER 2 COASTAL MANAGEMENT  

The aim of Chapter 2 of the State Environmental Planning Policy (Resilience and Hazards) 
2021 (R&H SEPP) is to promote an integrated and co-ordinated approach to land use planning 
in the coastal zone in a manner consistent with the objects of the Coastal Management Act 
2016.  

The northern portion of the site, fronting Railway Street is mapped as being within the 
Proximity Area for Coastal Wetlands. The site is also located within Coastal Use Area and 
Coastal Environment Area. Therefore, Chapter 2 Part 2.2 needs to be considered as part of the 
development application. 

 
Figure 9 Coastal Environment Area Map 
Source: NSW ePlanning Spatial Viewer 

2.8 Development on land in proximity to coastal wetlands or littoral rainforest 

Clause 2.8 controls development on land proximate to coastal wetlands states: 

(1)  Development consent must not be granted to development on land identified as 
“proximity area for coastal wetlands” or “proximity area for littoral rainforest” on the Coastal 
Wetlands and Littoral Rainforests Area Map unless the consent authority is satisfied that the 
proposed development will not significantly impact on— 

(a)  the biophysical, hydrological or ecological integrity of the adjacent coastal 
wetland or littoral rainforest, or 
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(b)  the quantity and quality of surface and ground water flows to and from the 
adjacent coastal wetland or littoral rainforest. 

The proposed development is for alterations and additions to the existing façade of the 
shopping centre, including associated business signage. The proposed development will not 
significantly impact on the biophysical, hydrological or ecological integrity of the surrounding 
coastal wetlands.

2.10   Development on land within the coastal environment area 

Development consent must not be granted to development that is within the coastal 
environment area unless the consent authority is satisfied that the development will not have 
an adverse impact on the following:  

(a)  the integrity and resilience of the biophysical, hydrological (surface and 
groundwater) and ecological environment, 

(b)  coastal environmental values and natural coastal processes, 

(c)  the water quality of the marine estate (within the meaning of the Marine Estate 
Management Act 2014), in particular, the cumulative impacts of the proposed 
development on any of the sensitive coastal lakes identified in Schedule 1, 

(d)  marine vegetation, native vegetation and fauna and their habitats, undeveloped 
headlands and rock platforms, 

(e)  existing public open space and safe access to and along the foreshore, beach, 
headland or rock platform for members of the public, including persons with a 
disability, 

(f)  Aboriginal cultural heritage, practices and places, 

(g)  the use of the surf zone. 

The proposed works are entirely contained within the existing building. As such, they will have 
no impact on the ecological environment, the coastal environmental values or any form of 
natural processes.  

2.11 Development on land within the coastal use area 

Development consent must not be granted to development on land in the coastal use area 
unless the consent authority has;  

(a) considered whether the proposed development is likely to cause an adverse impact 
on the following— 

(i)  existing, safe access to and along the foreshore, beach, headland or rock platform 
for members of the public, including persons with a disability, 

(ii)  overshadowing, wind funnelling and the loss of views from public places to 
foreshores, 

(iii)  the visual amenity and scenic qualities of the coast, including coastal headlands, 

(iv)  Aboriginal cultural heritage, practices and places, 

(v)  cultural and built environment heritage, and 

(b) is satisfied that— 

(i)  the development is designed, sited and will be managed to avoid an adverse 
impact referred to in paragraph (a), or 

(ii)  if that impact cannot be reasonably avoided—the development is designed, sited 
and will be managed to minimise that impact, or 
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(iii)  if that impact cannot be minimised—the development will be managed to 
mitigate that impact, and 

(c) has taken into account the surrounding coastal and built environment, and the bulk, 
scale and size of the proposed development. 

The proposed development involves façade upgrades to the north-eastern portion of the site, 
which faces Brisbane Water. The works are minor in nature and will not result in any adverse 
impacts to existing public access along the foreshore or to the water’s edge. The proposal will 
instead improve access to the site through upgraded entry points and improved wayfinding. 

The development will not cause overshadowing, wind funnelling, or loss of public views to the 
foreshore given its limited scale and the fact that it does not alter the building envelope. 
Whilst the building height will be increased by 2.8m by virtue of the branding structure for 
Deepwater Plaza, this will not contribute to any visual or amenity impacts to the scenic 
qualities of the coastal environment area. No Aboriginal cultural heritage sites, practices or 
places have been identified within or adjacent to the site, and the works are confined to the 
existing built form, avoiding any disturbance to natural or culturally sensitive areas. Similarly, 
there will be no impact on items of cultural or built heritage, as the proposal relates to 
aesthetic improvements to an existing building.  

The development has been designed and will be managed to avoid adverse coastal impacts. 
In doing so, it appropriately considers the surrounding coastal and built environment, with a 
bulk, scale and form consistent with the existing structure and compatible with the character 
of surrounding development. 

4.1.2. STATE ENVIRONMENTAL PLANNING POLICY (INDUSTRY AND EMPLOYMENT) 2021 

The State Environmental Planning Policy (Industry and Employment) 2021 (Industry and 
Employment SEPP) is the primary planning instrument covering all advertising and signage 
throughout New South Wales. Clause 3.6 of the Industry and Employment SEPP requires that, 
prior to granting consent for signage, a consent authority must be satisfied that: 

• The signage is consistent with the objectives of the Chapter outlined in clause 
3.1(1)(a); and 

• That the signage satisfies the assessment criteria specified in Schedule 5. 

Each of these items, as well as key standards applicable under Part 3 Chapter 3 of the Industry 
and Employment SEPP, are considered below. 

AIMS AND OBJECTIVES 

The aims and objectives outlined in Clause 3.1 of the Industry and Employment SEPP is 
outlined below. 

(1) This Chapter aims— 

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

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

(ii) provides effective communication in suitable locations, and 

(iii) is of high quality design and finish, and 

(b) to regulate signage (but not content) under Part 4 of the Act, and 

(c) to provide time-limited consents for the display of certain advertisements, and 
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(d) to regulate the display of advertisements in transport corridors, and 

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

(2) This Chapter does not regulate the content of signage and does not require consent for 
a change in the content of signage. 

The proposal is consistent with the objectives outlined in Clause 3.1 of the Industry and 
Employment SEPP as it will provide for the installation of high-quality signage that is 
compatible with the desired amenity and visual character of the surrounding area and 
effectively communicates the use of the site. 

The siting, design and scale of the signage will be consistent with the visual character of the 
area, and through high quality detail and finish, the signage will contribute to the desired 
visual amenity of the Site and surrounds. The signage will effectively identify the site, thereby 
promoting legibility for all site users. 

MATTERS OF CONSIDERATION 

Clause 3.11(1) of the Industry and Employment SEPP requires that a consent authority must 
not grant consent to an application to display an advertisement to which the Chapter applies 
unless a number of matters are considered. Patch’s response to these is provided below. 
 

(a) Is consistent with the objectives of this Chapter as set out in Section 3.1(1)(a), and 

Response: The proposal is consistent with the objectives of this Chapter as set out in 
Section 4.1.2 of this SEE. 

(b) has been assessed by the consent authority in accordance with the assessment 
criteria in Schedule 5 and the consent authority is satisfied that the proposal is 
acceptable in terms of its impacts, and 

Response: The proposal has been assessed against the criteria in Schedule 5, as per 
Section 4.1.2 of this SEE. The assessment demonstrates the proposal is acceptable in 
terms of its impacts. 

(c) satisfies any other relevant requirements of this Chapter. 

Response: The proposal has demonstrated its consistency with the additional 
requirements of Division 3 as outlined in this SEE. Specifically, the proposal is 
compliant with both qualitative and quantitative criteria applying to advertising 
signage and has been developed in accordance with the technical guidelines. 

SCHEDULE 5 ASSESSMENT CRITERIA 

An assessment of the proposed business identification signage against the criteria listed in 
Schedule 5 of the Industry and Employment SEPP is provided in the table below. The 
assessment demonstrates that the proposal is consistent with the applicable criteria and 
there are no major items of non-compliance. 

Table 2. Industry & Employment SEPP Schedule 5 Assessment Criteria 

Item Response 

1 Character of the Area 

Is the proposal compatible with the 
existing or desired future character of 
the area or locality in which it is 
proposed to be located? 

Yes. The proposal is considered consistent with 
the existing and future character of the Woy 
Woy Town Centre as it directly relates to the 
established shopping plaza on site which is a 
major centre within the locality.  
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Table 2. Industry & Employment SEPP Schedule 5 Assessment Criteria 

Item Response 

Is the proposal consistent with a 
particular theme for outdoor advertising 
in the area or locality? 

Yes. The proposed signage is consistent with 
the shopping centre which has been operating 
since the 1980’s. The business identification will 
be consistent with the uses contained within 
the site.  

2 Special Areas 

Does the proposal detract from the 
amenity or visual quality of any 
environmentally sensitive areas, 
heritage areas, natural or other 
conservation areas, open space areas, 
waterways, rural landscapes or 
residential areas? 

No. The proposal will not detract from the 
amenity or visual quality of any environmentally 
sensitive areas, natural or other conservation 
areas, open space areas, rural landscapes or 
residential areas. The overall visual impact 
associated with the proposal has been 
determined to be acceptable.  
 
The proposal will have no effect on the heritage 
items in terms of views or detracting from the 
significance of the area.  
 
As outlined above, the development will not 
compromise the amenity or visual quality of 
Brisbane Water.  

3 Views and Vistas 

Does the proposal obscure or 
compromise important views? 

No. The proposed signs are positioned on the 
building façade and will not obscure or 
compromise any important views. 

Does the proposal dominate the skyline 
and reduce the quality of vistas? 

No. The proposal will not dominate the skyline 
or reduce the quality of any vistas. 

Does the proposal respect the viewing 
rights of other advertisers? 

Yes. The proposed signage will not impact the 
viewing rights of other advertisers. No other 
signs are obscured as a result of the proposal.  

4 Streetscape, setting or landscape 

Is the scale, proportion and form of the 
proposal appropriate for the 
streetscape, setting or landscape? 

Yes. The signage will reflect the use of the site 
and is well designed to positively contribute to 
the visual interest of the surrounding 
streetscape including Railway Street.  

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

Yes. The proposal will contribute to the visual 
interest of the streetscape by providing signage 
that is complimentary and compatible with the 
surrounding environment and consistent with 
the appearance of surrounding locality.  

Does the proposal reduce clutter by 
rationalising and simplifying existing 
advertising? 

Yes. The signage is minimal considering the 
scale of the building and will not appear 
cluttered when viewed from the public domain.   

Does the proposal screen unsightliness? 
N/A. This opportunity does not present itself as 
a part of the proposal. The proposal reflects the 
design and character of the building. 
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Table 2. Industry & Employment SEPP Schedule 5 Assessment Criteria 

Item Response 

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

No. None of the proposed signs will protrude 
above buildings, structures or tree canopies. The 
proposed signage are all below the height of 
surrounding structures. 

Does the proposal require ongoing 
vegetation management? 

No. The proposed development does not 
require ongoing vegetation management. 

5 Site and Building 

Is the proposal compatible with the 
scale, proportion and other 
characteristics of the site or building, or 
both, on which the proposed signage is 
to be located? 

Yes. The proposed signs are all compatible with 
the scale, proportions, and siting, of the relevant 
structures and buildings.    

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

Yes. The proposed signage has been designed 
to respect and complement the existing and 
important features of the site and built form.   

Does the proposal show innovation and 
imagination in its relationship to the site 
or building, or both? 

Yes. The proposal locates the signage at key 
locations to maximise site and building 
identification. 

6 Associated devices and logos with advertisements and advertising structures 

Have any safety devices, platforms, 
lighting devices or logos been designed 
as an integral part of the signage or 
structure on which it is to be displayed? 

N/A. Safety devices are not required to be 
incorporated in the circumstances. 

7 Illumination 

Would illumination result in 
unacceptable glare? 

No. Illumination would not result in 
unacceptable glare.   

Would illumination affect safety for 
pedestrians, vehicles or aircraft? 

No. Illumination would not affect safety for 
pedestrians, vehicles on Railway or George 
Street or aircraft.   

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

No. The illumination will not be visible from any 
of the surrounding residential areas.  

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

Yes. If required, the illumination can be 
adjusted.   

Is the illumination subject to a curfew? No. The illumination is not subject to a curfew.   

8 Safety 

Would the proposal reduce the safety 
for any public road? 

No. The signage will not be positioned to cause 
any hazard to the surrounding road network.  

Would the proposal reduce the safety 
for pedestrians or bicyclists? 

No. Proposed signage will not reduce safety for 
pedestrians or bicycles. 

Would the proposal reduce the safety 
for pedestrians, particularly children, by 
obscuring sightlines from public areas? 

No. The proposal does not obscure sightlines in 
public areas. 
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4.2. CENTRAL COAST LOCAL ENVIRONMENTAL PLAN 2022 

Central Coast Local Environmental Plan 2022 (CCLEP 2022) is the primary environmental 
planning instrument that applies to the site. A summary of the relevant development 
standards which relate to the site are outlined below in Table 3.  

Table 3 Summary of CCLEP 2022 Standards 

Clause Control Comment 

Land Zoning The site is zoned E1 Local Centre under the CCLEP 2022.  

 
Figure 10 Land Zoning Map 
Source: NSW ePlanning Spatial Viewer 

Complies.  
The proposal is 
for alterations 
and additions to 
an existing 
shopping 
centre which is 
permitted in the 
E1 local Centre 
Zone.  

4.3 Height of 
Building 

Except where permitted otherwise, the site is subject to 
a maximum height of 11.5m under Cl4.3 of the CCLEP 
2022.  

 
Figure 11 Height of Buildings Map 
Source: NSW ePlanning Spatial Viewer 

Not applicable.  
See below.  
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Table 3 Summary of CCLEP 2022 Standards 

Clause Control Comment 

4.3A 
Exceptions 
to height of 
buildings – 
general 

For lots located in the Woy Woy Town Centre Map, the 
building height limit is 19.75m if the lot;  

• Is over 1000m2; and  
• Has a street frontage of more than 20m.  

 
Figure 12 Woy Woy Town Centre Map 
Source: Digital EPI Viewer 

Complies.  
The lot is 
located in the 
Woy Woy Town 
Centre as 
shown in Figure 
12 and meets 
the 
requirements 
for a maximum 
building height 
of 19.75m as the 
lot is over 
1000m2 and has 
a street 
frontage to 
Railway Street 
of over 100m.  
 
The proposed 
development 
will increase the 
existing 
building height 
from 7.8m to a 
maximum of 
10.2m.  

4.4 Floor 
Space Ratio 
(FSR) 

Except where permitted otherwise, the maximum FSR 
permitted on site is 1:1.  

 
Figure 13 FSR Map 
Source: NSW ePlanning Spatial Viewer 

Not applicable.  
See below.  
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Table 3 Summary of CCLEP 2022 Standards 

Clause Control Comment 

4.4B 
Exceptions 
to floor space 
ratio – town 
centres and 
village 
centres 

The maximum FSR for a building identified within the 
Woy Woy Town Centre is 2.3:1 if the site is at least 1,500m2 
and has a street frontage of over 20m.  

 
Figure 14 Exception to FSR - Woy Woy Town Centre Map 
Source: NSW ePlanning Spatial Viewer 

Complies.  
The proposed 
development is 
located within 
the Woy Woy 
Town Centre, 
has a site area of 
more than 
1500m2 and has 
a street 
frontage to 
Railway Street 
of 100m. 
Therefore, the 
maximum FSR 
allowed on site 
is 2.3:1.  
The proposed 
development 
will not alter the 
approved FSR 
across the site. 
No further 
consideration is 
required.  

5.10 Heritage 
Conservation 

Whilst the site is not located within a conservation area 
or known as an item of local heritage, it is located within 
close proximity to; 

• I189 – Woy Woy Masonic Hall; and  
• I190 – Former Shop, “Mrs Wilson’s”.  

 
Figure 15 Heritage Items Map 
Source: NSW ePlanning Spatial Viewer 

Complies.  
The proposed 
façade 
upgrades and 
signage is 
consistent with 
the objectives of 
Cl5.10 and will 
not have an 
adverse impact 
on the nearby 
heritage items.  
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Table 3 Summary of CCLEP 2022 Standards 

Clause Control Comment 

5.21 Flood 
planning 

Section 5.21 seeks to ensure that development within 
flood prone areas are appropriately manages flood risk 
to life, property and the environment. It requires 
development to be compatible with the lands flood 
function and behaviour, avoid adverse or cumulative 
impacts on flooding or evacuation capacity. The consent 
authority must consider the effects of climate change, 
the design and scale of proposed buildings, and the 
potential for future modification or removal of 
structures if flooding or coastal erosion occurs.  

Complies.  
As outlined in 
Section 5.3, the 
scope of the 
development is 
contained to a 
small portion of 
the north east 
corner of the lot. 
It will not affect 
the level of 
flooding on or 
around site.  

7.1 Acid 
sulfate soils 

The site is mapped as being located on both Class 2 and 
3 Acid Sulfate Soils. Development consent must not be 
granted to development that proposes over 1m of 
excavation in the Class 2 Acid Sulfate soils area.  

 

Complies.  
The proposed 
development 
does not involve 
the excavation 
of more than 1m 
nor does involve 
the raising of 
the water table.  
No further 
consideration is 
required. 

4.3. CENTRAL COAST DEVELOPMENT CONTROL PLAN 2022 

A review of the Central Coast Development Control Plan 2022 (CCDCP 2022), being the  
applicable development control plan for the site, has been undertaken. A detailed compliance 
assessment is provided in Appendix 2 of this SEE which demonstrates the proposed works 
and installation of signage is generally consistent with the relevant objectives and controls of 
the CCDCP 2022.  
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5. ENVIRONMENTAL ASSESSMENT 

5.1. VISUAL IMPACT 

The proposed development will have a minimal visual impact and will not detract from the 
scenic qualities of Brisbane Water or the significance of nearby heritage items. The signage 
has been carefully designed to be proportionate to the building façade and sympathetic to 
the surrounding context. The use of high-quality, neutral-toned materials and subtle 
illumination ensure the proposal complements the surrounding context.  

5.2. ACCESS 

An access statement has been prepared by Purple Apple Access to certify that the access is 
maintained across the designated development area. This statement is provided in Appendix 
4. 

The entry from George Street provides accessible and convenient access for all users. The 
proposed alterations and additions, including new business identification signage, updated 
cladding and the skylight feature enhance visibility while maintaining step-free access. The 
design ensures that the entry remains legible, well lit, and welcoming, supporting safe and 
equitable access for people of all abilities.  

5.3. FLOODING 

As outlined in Section 2.2, the site is located on land that is subject to flooding. The proposed 
architectural plans provided in Appendix 1 show that the scope of the works are contained to 
the North Eastern part of the lot (refer Figure 16). The location of the front entrance works are 
not on flood prone land, nor will it alter the existing building footprint or levels.  

For this reason, the proposed development will not alter the existing flooding characteristics 
surrounding the site. No further consideration is required.  
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Figure 16 Scope of works affected by flooding 
Source: Extract from Ultra Linear Architecture 

5.4. NATIONAL CONSTRUCTION CODE  

A Section J statement has been prepared by JHA and accompanies this submission as 
Appendix 3. 

The alterations and additions to the existing shopping centre have been assessed by a 
suitably qualified consultant. The statement confirms that the works are deemed to satisfy 
the National Construction Code (NCC).  

5.5. WASTE MANAGEMENT 

The proposed alterations and additions will not generate a discernible amount of waste 
material, noting only minimal removal of existing façade elements are proposed. The waste 
material generated from the proposal will be recycled, re-used and/or disposed of at an 
appropriate facility.  

5.6. SOCIAL AND ECONOMIC IMPACTS 

The proposed façade upgrades, cladding installation, and signage improvements will deliver 
positive outcomes for the local community and small businesses operating within Deepwater 
Plaza.  

The enhanced access will generate social benefits by improving wayfinding and accessibility 
through a more open and legible entrance from George Street.  

Economically, the additional advertising and business identification will help attract 
customers and vehicles travelling along Railway Street to the main entrance, leading to 
increased visitation, improved customer satisfaction, and stronger overall commercial 
performance across the plaza. 
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5.7. SUBMISSIONS 

Any submissions made in relation to the proposal will be addressed following the notification 
period as per Council requirements.  

5.8. SITE SUITABILITY AND PUBLIC INTEREST 

It is considered that the proposal would result in a development outcome which is both 
suitable for the sites and in the public interest as follows: 

• The proposed works are permissible with development consent in the E1 Local Centre 
Zone under the CCLEP 2022; 

• The proposal is consistent with the development standards and provisions of the 
relevant Environmental Planning Instruments including the CCLEP 2022, I&E SEPP, 
R&H SEPP.  

• The proposal is consistent with the controls and objectives of the CCDCP 2022; 

• The proposal will not create additional flooding at the site; 

• The signage and façade upgrades will not have any significant built or environmental 
impacts; and 

• The signage and façade upgrades will make a positive contribution to the existing 
shopping centre, assist in wayfinding and help identify smaller tenants within the 
centre.   
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6. SECTION 4.15(1) MATTERS FOR CONSIDERATION 

The consent authority must take into consideration the matters referred to in section 4.15(1) 
of the EP&A Act that are of relevance to the development application. Patch have addressed 
these provisions in Table 4.  

Table 4. Section 4.15(1) Summary  

# Clause Assessment 

(1) 

Matters for consideration—general 

In determining a development application, a consent authority is to take into 
consideration such of the following matters as are of relevance to the 
development the subject of the development application: 

(a) 
(i) 

The provision of: 

Any environmental planning instrument, and 

The development will continue 
to comply with the provisions 
of CCLEP 2022 and the Industry 
and Employment SEPP which 
apply to the site and signage 
proposals. 

(ii) 

Any proposed instrument that is or has been the 
subject of public consultation under this Act and 
that has been notified to the consent authority 
(unless the Director- General has notified the 
consent authority that the making of the 
proposed instrument has been deferred 
indefinitely or has not been approved), and 

Not applicable. 

(iii) Any development control plan, and 
The development is consistent 
with the requirements of the 
CCDCP 2022 where they apply.  

(iiia) 

Any planning agreement that has been entered 
into under Section 7.4, or any draft planning 
agreement that a developer has offered to enter 
into under Section 7.4, and 

Not applicable. 

(iv) The regulations (to the extent that they prescribe 
matters for the purposes of this paragraph), and 

This application has been 
prepared in accordance with 
the Regulations. 

(v) 

Any coastal zone management plan (within the 
meaning of the Coastal Protection Act 1979), that 
apply to the land to which the development 
application relates, 

Not applicable. 
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Table 4. Section 4.15(1) Summary  

# Clause Assessment 

(b) 

The likely impacts of that development, including 
environmental impacts on both the natural and 
built environments, and social and economic 
impacts in the locality, 

The likely impacts of the 
development have been 
assessed under Section 5 of 
this SEE.  

(c) The suitability of the site for the development, 

The site is suitable for the 
proposed development for the 
reasons outlined in section 5.8 
of this SEE. 

(d) Any submissions made in accordance with this 
Act or the regulations, 

Any submission made on the 
development application will 
be addressed subsequent to 
the lodgement of the 
application.  

(e) The public interest. 

The proposed development is 
in the public interest for the 
reasons outlined in section 5.8 
of this SEE. 
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7. CONCLUSION 

This SEE has been prepared to support a DA in relation to the Deepwater Plaza located at 52 
Railway Street, Woy Woy.  

The DA relates to the proposed alterations and additions to the front façade including 
business identification signage. The works are isolated to on the entrance in the north-eastern 
corner of the site and will result in a refreshed look, improving wayfinding for pedestrians.  

As demonstrated throughout this SEE, the proposal is considered suitable for the site and is 
in the public interest as it is generally consistent with relevant planning controls and results 
in no adverse environmental impacts.  

In summary, the proposed development is supportable with consideration given to the 
matters for consideration under Section 4.15 of the EP&A Act 1979 as:  

• The proposed works are permissible with development consent in the E1 Local Centre 
Zone under the CCLEP 2022; 

• The proposal is consistent with the development standards and provisions of the 
relevant Environmental Planning Instruments including the CCLEP 2022, I&E SEPP, 
R&H SEPP.  

• The proposal is consistent with the controls and objectives of the CCDCP 2022; 

• The proposal will not create additional flooding at the site; 

• The signage and façade upgrades will not have any significant built or environmental 
impacts; and 

• The signage and façade upgrades will make a positive contribution to the existing 
shopping centre, assist in wayfinding and help identify smaller tenants within the 
centre.   

Subsequently, we request that Council support this application through the issuance of a 
development consent.  
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