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Meeting Notice 

 

The Confidential Session of the  

Ordinary Council Meeting  

of Central Coast Council 

will be held remotely - online,  

  Tuesday 9 June 2020 at 6.30 pm, 

for the transaction of the business listed below: 
 

 

 

 

 

  

 

2 GENERAL REPORTS 

2.4 Grant Funding Update as at 31 March 2020 
 
 Attachment 3 – CONFIDENTIAL – External Funding Applications Under 

Consideration – 21 May 2020 ........................................................................................... 4 
 
2.5 Central Coast Stadium - Car Park 
 
 Attachment 1 – CONFIDENTIAL – Legal Advice Stadium Site ........................................ 5   
 Attachment 2 – CONFIDENTIAL – Financial Summary ................................................... 9 

 Attachment 4 – CONFIDENTIAL - CCC Stadium Car Park Concept .........................................14 

  

7 CONFIDENTIAL ITEMS 

7.1 Gosford Long Term Car Park ......................................................................................... 25   

 

  

 

 

 

 

Gary Murphy 

Chief Executive Officer
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Financial Summary 

 

Cost & Contribution Summary 

 

Description $ 

Site Preparation and Demolition Works  $559,771  

Building Works  $22,875,601  

Kitchen/Utilities- Warm Shell $5,049,315  

Commercial (Function Space), Office, - Warm Shell  $5,595,829  

L4 Corridor- Connecting Carpark to Stadium  $237,596  

Rooftop- Sports field  $5,017,714  

External Works to Carpark  $882,220  

Parking Metering (Ground Sensors) ‘PS’*  $494,289  

Slip Lane- Central Coast Highway ‘PS’*  $511,686  

Construction Contingency $1,236,721 

Total Construction Costs $42,460,742 

Professional Fees $3,073,249 

Project Contingency $1,153,631 

Statutory Fees $555,605 

Legal & Project Manager $869,165 

Total Development Cost $48,112,392 

Federal Government Contribution: ($30,000,000) 

Council Contribution: $18,112,392 

 
*Provisional Sum Allowances 

 

Financial Assumptions 

 

The financial metrics have been based on comparable market rates for both the car park, 

commercial function space and office space to demonstrate the commercial viability of the 

development.   

 

Description Area 

(SQM) 

($) Revenue ($) Outgoings 

Car Park 17,080 $10 per space per day $10 psm p.a 

Commercial Function Space 990 $400 psm p.a. $50 psm p.a 

Commercial Kitchen 1,951 $0 $0 

Office 460 $0 $0 

Rooftop Event Space 4,070 $0 $0 

 

Note, outgoings are included in the Gross Rental amounts.  

 

The commercial kitchen will be utilized by the existing stadium catering resources and 

subsequently a $/psm has not been allocated in the above assumptions or subsequent 

financial analysis.  
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Equally, as both the office and rooftop event space are existing features of the site, neither 

revenue or outgoings have been included throughout this assessment.   

 

Project Financial Metrics 

 

Description Metric 

Yield on Cost (YoC)*: 1.16% 

Internal Rate of Return (IRR)* -1.51% 

Cashflow Period Assessed 10 years 

Payback Period^  32 Years 

 

*Both the YoC and IRR are based on the current Base Case which assumes a 60% occupancy rate for the 

carpark.  

^The Payback has been calculated based on net income and does not include the Capitalised Value.  

 

Gross Revenue Per Carpark Occupancy 

 

 
 

The project financial metrics has been based on 60% Occupancy at the $10 a day daily rate.   

 

For comparison purposes only, the above table outlines how modifications to the carpark 

occupancy rate would affect the Car Park’s Gross Revenue.  

 

Project Sensitivity Analysis (Gross Revenue, Net Profit & IRR) 

 

 
 

The above sensitivity analysis outlines the sensitivity to the potential overall Gross Revenue,  

Net Profit and IRR based on modifications to the Car Park’s Gross Revenue.  

 

 

Project Cumulative Cash Flow 
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The Project Cumulative Cash flow demonstrates the projects capital outlay (Council 

Contribution peak debt of ($18,112,392)) and potential net rental return over the 10-year 

Cashflow period of $6,445,818.  It also highlights the projects potential book value $9,470,882 

once capitalised in the 10th year. 
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Impact on Employment ‘During Construction’  

 

 
 

The direct addition of $45.0m annual output in the Construction sector in the Central Coast 

Council area economy is estimated to lead to a corresponding direct addition of 130 jobs in 

the local Construction sector.  From this direct expansion in the economy it is anticipated that 

there would be flow on effects into other related intermediate industries, creating an additional 

138 jobs. 

 

This addition of jobs in the local economy would lead to a corresponding increase in wages 

and salaries, a proportion of which would be spent on local goods and services, creating a 

further 87 jobs through consumption impacts. 

 

Overall, the combination of all direct, industrial and consumption effects would result in a total 

estimated increase of 355 jobs located in the Central Coast Council area.  This represents a 

multiplier of 2.74. 

 

Impact on Output ‘During Construction’  
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The direct addition of $45.0m annual output in the Construction Services sector in the Central 

Coast area economy would lead to an increase in indirect demand for intermediate goods and 

services across related industry sectors.   

 

The combination of all direct, industrial and consumption effects would result in total 

estimated rise in output of $32.94m in the Central Coast Council area economy, representing 

a multiplier of 1.73.  

 

Impact on Value Added ‘During Construction’  

 

The direct addition of $45.0m annual output in the Construction services sector of the Central 

Coast Council area economy would lead to a corresponding direct increase in value added of 

$10.43m.  A further $12.22m in value added would be generated from related intermediate 

industries.  These indirect industrial impacts represent an added multiplier of 2.17.  
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Reference: CPA/2823 - D13936477 

Author: Ben Brown, Property Development Manager   

Manager: Jamie Barclay, Unit Manager, Economic Development and Project Delivery   

Executive: Ricardo Martello, Executive Manager Innovation and Futures   

 

Summary 

 

The purpose of this report is to provide Council with the preliminary findings associated 

with the proposed Gosford CBD Western Car Park on-grade carpark and seek endorsement 

to continue with detailed design development and progress with lodging the relevant 

planning documentation.  

 

The proposed project has been identified by Council as a suitable location to construct an 

on-grade carpark, which along with the proposed Central Coast Stadium car park, will fulfil 

the overall long-term parking requirements for the Gosford CBD.  

 

 

Recommendation 

 

1 That Council adopt the Gosford CBD Western Car Park project and its design 

intent. 

 

2 That Council authorise the Chief Executive Officer to continue with detailed design 

development to complete all necessary studies and design to tender 

documentation. 

 

3 That Council enters into a Memorandum of Understanding ‘MOU’ with both 

property owners to further negotiations and to continue design development with 

each party.  

 

4 That Council eventually executes an Agreement to Lease or equivalent to finalise 

negotiations with both property owners. 

 

5 That Council authorise the Chief Executive Officer or his representative to discuss 

the proposed project with the RMS and other relevant authorities.  

 

Item No: 7.1  

Title: Gosford Long Term Car Park  

Department: Innovation and Futures  

9 June 2020 Confidential Session of the Ordinary Council Meeting       
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6 That Council authorise the Chief Executive Officer or his representative discuss the 

proposed project with the surrounding properties located around the Gosford CBD 

Western Car Park site, whom may be affected by the proposed infrastructure. 

 

7 That Council proceed with either an ISEPP or Ancillary Use Planning Pathway with 

a Planning Proposal being the last preferred option.  

 

8 That Council continue with GHD’s engagement and spend the amount as noted in 

Confidential Attachment 3 which will ensure risk mitigation via design 

progression. 

 

9 That Council seek funding from both the Local, State and Federal Member to 

potentially fund the project partially or in its entirety.  

 

10 That this report remains confidential as it contains commercial information of a 

confidential nature that if disclosed, may provide a commercial advantage to 

separate entities whom are mentioned in this report.  Release of the confidential 

information may also affect public opinion prior to detailed design development 

being finalised and consultation being undertaken. 

 

Background 

 

The Central Coast Parking Strategy identified the immediate need for additional long-stay 

parking in proximity to the Gosford CBD to accommodate existing demand. 

 

Council identified several locations for the provision of car spaces within the Gosford CBD. 

Unfortunately, some of these locations were eliminated from further investigation due to 

either site constraints or perceived protracted negotiations with private landowners.  

Therefore, three sites were shortlisted for further investigation.  They included: 

 

i. Central Coast Stadium - Multi storey parking with a potential to yield 500 spaces; 

ii. Gosford CBD Eastern Car Park - Multi storey parking with a potential yield of 800 

spaces; and 

iii. Gosford CBD Western Car Park- On grade accessed via a tunnel with a potential 

yield of 1,500 spaces. 

 

Site (i) - The Central Coast Stadium is separately up for Council Resolution as a preferred 

location for immediate design development and future construction. 

 

Site (ii) - Gosford CBD Eastern Car Park is not an ideal carpark location compared to the other 

two sites due to increased car congestion within the CBD, difficult typography constraints, 

high construction costs and undesirable highest and best use implications. 
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Site (iii) - Gosford CBD Western Car Park offers an opportunity to develop a 1,500 on grade 

car park accessed via a tunnel.  This proposal along with the Central Coast Stadium car park 

proposal would eliminate the future Gosford parking shortfall within the CBD.  

 

The Site 

 

The two main private sites that are considered as part of this project include: 

 

• 4 Racecourse Road, Gosford  

 

• 1A Donnison Street West, West Gosford 

 

  

Figure 1- Site Area  Figure 2- Geographic Area 

 

The proposed carpark will be located within the grounds of 4 Racecourse Road.  The site 

currently consists of both grassed areas and marsh vegetation.  

 

Outside of the Racecourse grounds the proposed tunnel would open at the intersection of 

Young Street and 1A Donnison Street West.  The tunnel will slightly encroach the site at 1A 

Donnison Street West.  The encroachment will allow the existing Toyota Coaster ‘Park and 

Ride’ bus enough height to enter the tunnel.  The encroachment is minimal and will only have 

a slight non detrimental impact on the site’s development potential.  

 

Other Affected Premises 

 

The five sites surrounding the proposed tunnel on Donnison Street West would also need to 

be consulted.  The tunnel would require a modified one-way road to be built around its 

opening to provide accessibility to these premises.  Currently, the road has been designed to 

allow up to an 8.8 metre garbage truck to converse one way.  

 

As conceptually designed, the new road would encroach into the existing footpath and 

further design development would take place with these owners to reduce these impacts and 

to obtain any required consent. 
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Figure 3- New One-Way Road Around the Tunnel  

 

The Proposal 

 

A concept design includes the following:  

 

• Creation of a 1,500 space on grade car park; 

• A 2-lane access tunnel with an entry/exit point; 

• Extension of the existing ‘Park and Ride’ bus shuttle service; and 

• Pedestrian and bicycle access via a lift would be installed at the site integrated with 

any future project plan. 
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Figure 4- Proposed Project Plan ‘Overlay’  

 

Discussions where held with both property owners during the month of November 2019 to 

gauge their reception of the proposal.  Both parties were satisfied, as all parties including 

Council deemed the project as being mutually beneficial.  The individual parties deemed the 

benefits as follows: 

 

Council - Provision of commuter carparking to Gosford and alleviate the current and long-

term Gosford carpark shortfall; 

 

Racecourse - Utilisation of the carpark outside key commuter carparking hours for race day 

events, sporting events, concerts, food stalls/markets and sports activities; 

 

Property Owner - This property is potentially considering a mixed-use project comprising of 

retail, commercial, residential and hotel accommodation and as such the carpark could 

increase visitations for their completed project. 

 

As all parties were accepting of the proposal, further concept development and due diligence 

was undertaken by our holistic design consultant ‘GHD’ to de-risk the project to the extent 

that further direction via Council Resolution could be obtained.  (Refer to Confidential 

Attachment 1 for GHD’s Design Summary.) 

 



7.1 Gosford Long Term Car Park (contd) 

 

- 30 - 

Planning/Legal Overview 

 

A review of the planning parameters has been tabulated below for 4 Racecourse Road. 

 

The planning review below has only considered 4 Racecourse Road and not 1A Donnison 

Street West.  1A Donnison Street West has not been outlined in the table as the proposed 

Council works to this site are limited to subterranean tunnel construction and an associated 

lift core.   

 

RACECOURSE ROAD 

Street Address 4 Racecourse Road 

Lot/ DP Lot 100/ DP 1221111 

Land Ownership Gosford Race Club Ltd 

Statutory Provisions LEP 2014 

Zoning RE2- Private Recreation 

Permissible 

Development 

Zone RE2 Private Recreation 

 

1. Objectives of Zone 

 

• To enable land to be used for private open space or 

recreation purposes. 

• To provide a range of recreational settings and 

activities. 

• To protect and enhance the natural environment for 

recreational purposes. 

• To ensure that development does not have an 

unacceptable impact on the amenity of nearby 

properties. 

• To ensure that development is compatible with the 

desired future character of the zone. 

 

2. Permitted without Consent 

 

• Nil 

 

3. Permitted with Consent 

 

• Aquiculture, Community facilities, Entertainment 

facilities, Environmental protection works, kiosks, 

recreation areas, recreation facilities (indoors), recreation 

facilities (outdoors), registered clubs, restaurants or 

cafes, roads 
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RACECOURSE ROAD 

4. Prohibited 

 

Any development not specified in item 2 or 3.  

 

External legal planning advice was obtained from HWL Ebsworth Lawyers ‘HWL’ (confidential 

attachment 2) to understand the best planning pathway to deliver this project.  HWL 

identified several avenues for planning approval.  These included: 

 

Option 1 - Ancillary Use, Development Application 

 

The development of a 1,500 at grade carpark for the use of the Racecourse patrons is 

permissible with development consent as an ancillary use to the primary land use under the 

current Gosford LEP 2013 planning controls.  However, the predominate use must be for the 

Racecourse patrons and limited to a carpark operated by Council.  As such, any argument for 

this pathway would be based on merit.  

 

Option 2 - ISEPP 

 

ISEPP under part 5 of the EPA act would be a permissible pathway.  Under this pathway, as 

the tunnel would converse under the Racecourse Road, the RMS would be the determining 

authority.  

 

Option 3 - Exempt Development 

 

This is not a permissible option under the current planning controls. 

 

Planning Proposal 

 

If either Option 2 or 1 respectively were not deemed viable, Council could request a LEP 

modification via a Planning Proposal pathway.  This would be the least preferable option as it 

extends the planning approval pathway process and has greater uncertainty.  

 

Legal 

 

HWL have also been engaged to prepare Memorandum of Understandings ‘MOU’ between 

Council and all affected property owners respectively.  The intent of the MOUs is to obtain 

stakeholders non-legally binding commitment to the project.  The MOU will ensure that all 

parties are committed to the project prior to Council committing further funds towards this 

project.  It would be envisaged that both MOUs would be executed post Council Resolution.  

 

Closer to tender award the MOUs will be substituted with Agreement to Lease or other 

formal legal instruments which will solidify all parties’ position/agreement to the project 

during construction and longer-term lease/licence commitments.  
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Post resolution discussions will be held in due course with the RMS to discuss the proposed 

tunnel construction under the RMS Road with a view of obtaining their formal endorsement 

to proceed via the ISEPP pathway.  

 

Traffic 

 

Our appointed Traffic Engineer ‘Seca Solution’ confirmed via a Traffic Modelling report that 

the proposal would have a limited impact on the surrounding road network.  The main 

impact would involve an extended right-hand turn signal on Racecourse Road to allow cars 

to enter the Central Coast Highway.  An extended right-hand turn signal would need to be 

negotiated with the RMS.  

 

Seca Solutions also commented that the conceptual design including the tunnel is suitable to 

accommodate 1,500 cars as well as the increase in anticipated traffic movements.  

 

Given the capacity of the carpark it would be preferable to implement a ‘Park and Ride’ 

shuttle into the CBD. Along with pedestrian and cycle paths, the Park and Ride shuttle would 

alleviate traffic congestion entering the CBD.  

 

 
Figure 5- Indicative Park & Ride Route  
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Finance 

 

Refer to Confidential Attachment 3 for further information in relation to the financial 

requirements for this project including the required amount essential to obtain the relevant 

planning/ authority approvals.  

 

Flood Assessment 

 

Under the current DCP controls the proposed design will need to comply with a 1:100 AEP 

flood event.  

 

The current design has only been designed to a 1:10 AEP level.  As such, the below table 

outlines how the current design compares against Council’s DCP 2013 Controls, and where it 

doesn’t comply, the proposed mitigation response.   

 

Where compliance has not been achieved, it is envisaged mitigation measures will be 

captured in the next phase of design progression post Council Resolution.  
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2013 DCP Requirements & Mitigation Response 
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In relation to the requirement under point (f) above, GHD has undertaken a further flood 

assessment of a 1:100 year event (refer to Confidential Attachment 4).  Under this scenario the 

level of the carpark was raised by 2.2 metres.  Whilst flood immunity was achieved, there was 

significant afflux downstream which would prohibit this proposal.  As such, any future design 
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would need to be a compromise between what can be achieved and what is compliant.  

Further discussions will take place with Council’s Assessment team to resolve this 

requirement.  

 

 
Figure 6- Existing 1 in 10 AEP 9 Hour Event 

 

Figure 6 demonstrates the exiting implication of a 1 in 10 AEP flooding effect on the 

Racecourse.  As demonstrated the Racecourse floods on its southern part of the site and an 

on-grade carpark without any adjustments to its base height level would inundate the 

Racecourse with flood waters.  
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Figure 7- Proposed Project Designed to a 1 in 10 AEP 9 Hour Event 

 

Figure 7 demonstrates the flood implication of a 1 in 10 AEP on the proposed project. As 

demonstrated, whilst the southern part of the site floods, the car park and tunnel has been 

designed to resist flood levels to this flood extent. 
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Figure 8- Proposed Project 1 in 100 AEP 9 Hour Event 

 

Figure 8 demonstrates the effect that a 1:100 year flood event has on the proposal. During 

this rain event the carpark is inundated with water.  Any future proposal would need to be 

designed with the best endeavours to mitigate this occurrence.  

 

Flooding Conclusion 

 

Overall, further assessment of flood mitigation measures to cater for a 1:100 year flood event 

(which could include levees, raised carparking height level, conveyance improvements, and/or 

compensatory storage) would need to be further investigated to determine if Council’s flood 

controls can be satisfied.  Each of the mitigation measures would need to be assessed further, 

in accordance with the approaches in the NSW Flood plan Development Manual 2005.  It is 

envisaged these issues will be mitigated with future design progression.  

 

Proposed Project- ‘Pros & Cons’ Summary 

 

Pros Cons 

Low cost per Car Space compared to the 

other investigated sites (Refer to Finance 

attachment) 

Planning Proposal (least preferred option) 

could be required which will add addition 

months to the programme 

Existing ‘Park and Ride’ Bus loop can be 

extended to this site 

Proposal’s planning pathway may not be 

endorsed by the RMS or Regional Planning 

Committee.  
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Pros Cons 

Reduced vehicular traffic within the CBD Consideration of distance to CBD. 

Minimal traffic upgrade modifications 

required 

Flooding concerns and required mitigation 

measures required to obtain planning 

approval.  

Proposal solves the long-term Gosford 

Carpark Shortfall 

 

Eliminates the requirement of a future 

multideck carpark within the CBD.  Land 

which could be better utilised to its highest 

and best use.  

 

 

The above table outlines the positive and negative attributions of the proposed project.  

 

This project has numerous attributes which would benefit the residents of Gosford, and it is 

our opinion that proceeding with the intent to obtain Planning Approval would be a positive 

contribution to Council’s overall parking strategy, even if the proposal did not proceed to 

construction.  

 

Programme Overview 

 

Target Programme via ‘Different Planning Pathways’ 

 

STAGE DESCRIPTION PLANNING 

PROPOSAL 

ISEPP ANCILLARY 

Option 

Development/ 

Concept 

Design 

Option Design Complete Complete Complete 

Fee Proposals from 
Consultants  

Complete Complete Complete 

Development of 
Concept Design 

Complete Complete Complete 

Council Resolution June 2020 June 2020 June 2020 

Authority 

Approval & 

Detailed 

Design 

Preparation of Flood 
Model 

May-July 2020 May-July 2020 May-July 2020 

Preparation for 
Planning Proposal 

July-Sep 2020 N/A N/A 

Planning Proposal 
Lodged 

October 2020 N/A N/A 

Gateway 
Determination 

February 2021 N/A N/A 

Detailed Studies & 
Design Development 

March-May 2021 Aug-Oct 2020 Aug-Oct 2020 

Assessment June 2021 November 2020 Nov-Apr 2021 

Decision August 2021 December 2020 N/A 

DA Assessment 

September-

March 2022 

N/A April 2021 

Construction 
Tender April 2022 January 2021 May 2021 

Evaluation & Award May 2022 February 2021 June 2021 



7.1 Gosford Long Term Car Park (contd) 

 

- 40 - 

STAGE DESCRIPTION PLANNING 

PROPOSAL 

ISEPP ANCILLARY 

Construction 

May 2022-

October 2023 

Mar 2021-August 

2022 

Jul 2021-

December 2022 

Practical Completion October 2023 August 2022 December 2022 

 

The above target programme outlines the different planning pathways effect on the Practical 

Completion Date.  ISEPP is the preferred planning pathway and is the pathway which 

achieves the earliest practical completion date.   
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NSW Government Development Framework 
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In accordance with the NSW Government’s Development Framework, the Project is currently 

at Gateway review 1 ‘Strategic Options’.   

 

It is anticipated that Council will submit another Council report at the conclusion of Gateway 

review 2 ‘Business Case’ once the various variables have been de-risked.   

 

Conclusion 

 

The 1,500 space carpark proposed for the Racecourse Grounds along with the Central Coast 

Stadium carpark proposal would solve the long term 2,000 car park shortage within the 

Gosford CBD. 

 

The Racecourse proposal would require further flood modelling and mitigation measures to 

negate the flooding concerns as well as requiring further design progression prior to 

proceeding with any planning pathway.  

 

Whilst there is both planning and design risk associated with this project, it is of our opinion 

that working through these risks over the next 6 months will bring design resolution and 

enable us to solve the planning pathway risks. 

 

When the overall positive and negative attributions of the project are considered, the positive 

contributions of the project outweigh the negative, especially in the areas of cost of 

individual car space, utilisation of unused land and removal of congestion from the CBD. 

 

Considering the above, we request that Council endorse this proposal with a view of design 

progression and finalising and lodging the authority approval via an ISEPP planning pathway.  

 

Link to Community Strategic Plan 

 

Theme 2: Smart 

 

Goal C: A growing and competitive region 

S-C2: Revitalise Gosford City Centre, Gosford Waterfront and town centres as key 

destinations and attractors for business, local residents, visitors and tourists. 

 

Attachments 

 

1  Confidential - GHD Concept Design Report D13936252 -    

2  Confidential - HWL Legal Advice -   D13936264 

3  Confidential - Finance Summary -   D13936291 

4  Confidential - GHD Concept Design Addendum -   D13936298 
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Finance Summary 

 

Total Construction Cost ‘Per Space’ 

 

When analysed on a construction cost per car space, the Racecourse project is by far the least 

expensive project out of the three shortlisted car park sites that were considered.  

 

Racecourse Road Albany Street Central Coast Stadium 

$20,500 $70,000 $50,000 

 

The relatively low-cost base ‘Per Space’ is due to the 1,500 car spaces (incl. Tunnel) 

predominately being constructed on grade in an open environment, whilst the other two 

projects are multideck car parks with associated superstructure, essential building services with 

various site constraints. 

 

The total finance required to bring this project up to Tender Award is estimated to be $1.5M.  

This will allow Council to engage consultants to mitigate the flood issues via a comprehensive 

flood model, further develop the design enabling lodgement of both a Planning Proposal and 

DA.  This would equate to about 4.2% of the perceived Total Development Cost.  

 

 
Figure 1- Project Cash Flow 

 

The above Project Cash Flow graph demonstrates the overall capital outlay of the project at 

the end of the project duration.  Whilst the Total Development Cost forecast is currently circa 

$36m, the sum required to reduce the risk exposure to April 22 (end of the Planning Proposal/ 

DA Period/ Design Development) is $1.5m. 

 

We note, at this conceptual stage, we have not included any analysis of anticipated car parking 

revenue.  
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