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Land Use Conflict Risk Assessment Report 

231 Pacific Highway and 20 Ashbrookes Rd, Mount White 

 
1. INTRODUCTION 

 
This Land Use Conflict Risk Assessment Report has been prepared on behalf of Mount White 

Trust in support of Planning Proposal PP-2022-1136 which seeks to include additional permitted 

uses for 231 Pacific Highway, Mount White (Lot 1 DP 207158) and 20 Ashbrookes Road, Mount 

White (Lot 1 DP 547622), as detailed in 1.1 below. 

 

The report is a supporting document to the planning proposal, providing an assessment against 

the land use conflict criteria in the Department of Primary Industries “Land Use Conflict Risk 

Assessment Guide” October 2011, and should be read in conjunction with the submitted planning 

proposal, development application and other supporting documents. 

 

2. SUPPORTING INFORMATION 

 
2.1 Nature of Land Use Change  

Planning Proposal PP-2022-1136 seeks to amend Central Coast Local Environmental Plan 2022 

(“the LEP”) to permit additional permitted uses on 231 Pacific Highway and 20 Ashbrookes Road, 

Mount White (“the site”) in accordance with Clause 2.5 and Schedule 1 of the LEP. 

 

The objectives of the planning proposal are to:  

(a) allow additional permitted uses of hotel or motel accommodation, restaurant or café, 

small bar and business premises (to permit a day spa), with maximum floor area limits 

for each use, on 231 Pacific Highway, Mount White; and  

(b) allow an additional permitted use of restaurant or café and small bar, effectively 

recognising the current restaurant, bar and balcony and kiosk areas on site at 20 

Ashbrookes Road, Mount White.  

 

The intended outcomes of the planning proposal are:  

(a) to enable development of 231 Pacific Highway, Mount White for rural-based tourist 

accommodation, and to provide associated restaurant, small bar and day spa facilities; 

and  

(b) to permit the independent operation of the café/ restaurant/ small bar (“Saddles”) on 20 

Ashbrookes Road, Mount White, rather than being an ancillary use to the approved 
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garden centre. 

 

Specific details of the wording of the planning proposal are attached as Appendix 1 to this Report. 

 

The planning proposal only applies to parts of the site, as shown in Appendix 2 and 3, which is 

land zoned RU1 Primary Production under Central Coast LEP 2022. The proposal adds additional 

permitted uses to those parts of the site however does not change the underlying zoning of the 

land, which will remain zoned RU1 Primary Production. 

 

231 Pacific Highway, Mount White is also subject to a concurrent development application for 

tourist accommodation, a restaurant/ small bar and a day spa, which has been submitted in 

accordance with Division 3.5 of the Environmental Planning & Assessment Act 1979 to allow joint 

public exhibition of both the planning proposal and development application. This development 

application is also supported by a number of technical assessment reports which should be read 

in conjunction with this assessment. 

 

2.2 Site Description 

The sites in the planning proposal are 231 Pacific Highway and 20 Ashbrookes Road, Mount 

White, and the locality context is shown below. 

 

 

Figure 1   Contextual Locality Plan                                                                       NSW SIX Maps 

 

The sites are in a rural setting in the Mount White area, in close proximity to the old Pacific 

Highway and M1 Freeway, and used for large lot living (231 Pacific Highway) and a retail plant 

nursery and restaurant/ café (20 Ashbrookes Road), and 231 Pacific Highway benefits from 

Development Consent DA/62053/2021 issued by Central Coast Council on 21 June 2021 for a 
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new dwelling house and four bed and breakfast suites on the site, which has commenced 

construction. 

 

Further detail on the sites is provided below. 

 

Figure 2   Locality Plan                                                                                          NSW SIX Maps 

 

 

 

Figure 3   Site Aerial Photo                                                Central Coast Council Online Mapping 
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No. 231 Pacific Highway and the majority of 20 Ashbrookes Road are zoned RU1 Primary 

Production under Central Coast LEP 2022, and the eastern part of 20 Ashbrookes Road is zoned 

E2 Environmental Conservation. The zoning of the sites and surrounding land is shown below. 

 

 

Figure 4   Site Zoning                                                                                   NSW Planning Portal 

 

 

231 Pacific Highway  

This site is on the corner of the Pacific Highway and Ashbrookes Road, and has an area of 3.27 

hectares and road frontages of 120m to the Pacific Highway on the southern boundary and 325m 

to Ashbrookes Road on the western boundary.  

 

The site slopes gently from Ashbrookes Road towards Calverts Creek, which forms the western 

boundary of the site, and is generally open in nature with perimeter planting, and clusters of both 

native and introduced trees, and the boundary to Culverts Creek is well vegetated. There is also 

a drainage line which traverses the site on the northern part, between Ashbrookes Road and 

Culverts Creek. 

 

There was previously a dwelling house, known as the “Hawkesbury Inn”, as well as a second 

cottage on the southern part of site and other ancillary structures, which have recently been 

demolished and the site is now vacant. The site is not used for primary production, and does not 

have a history of primary production. 

 

The proposal has an historical connection with previous use of the land as the “Hawkesbury Inn” 

which has included use of the site as a restaurant and cocktail bar between the 1960’s and 1980’s, 
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and as a motel before that from the late 1950’s, and further details are provided in Appendix 4. 

The site is not identified as a Heritage Item under Central Coast LEP 2022. 

 

The site is subject to a number of service easements, primarily on the northernmost part near the 

drainage line, and including transmission lines, and gas and oil pipelines. 

 

The site is largely mapped as bushfire prone and land on the western side adjoining Culverts 

Creek and on the northern part is subject to 1% AEP flooding. Council mapping shows the 

vegetation on the site as being largely disturbed and under-scrubbed, and a detailed flora and 

fauna assessment is provided in conjunction with the development application.  

 

A number of supporting reports have been prepared for 231 Pacific Highway, for both the planning 

proposal and development application, which provide further detail of the site, and these should 

be read in conjunction with this report. The supporting reports include flooding and stormwater, 

flora and fauna, arboricultural, contamination, acoustic, traffic and bushfire assessments. 

 

20 Ashbrookes Road 

This site is on the eastern side of Ashbrookes Road and has an area of 10.9 hectares and road 

frontage of 136m to Ashbrookes Road. 

 

The site is large property that contains a garden centre and ancillary café/ restaurant, which are 

located on the western part of the site adjoining Ashbrookes Road, which is generally cleared 

land. The balance of the site is largely vegetated and rises steeply to a ridgeline on the eastern 

rear boundary.  

 

The site has a history of use as a garden centre dating back to Council approvals since the 1970’s, 

and adjoins an existing, and separate wholesale plant nursery on land to the south at 2 

Ashbrookes Road. The current garden centre and ancillary restaurant/ café were established 

under a development consent (DA50672/2016) approved by Central Coast Council in 2016. The 

site also benefits from development consent DA62766/2021/A for alterations and additions to the 

garden centre. 

 

Under Central Coast LEP 2022 the use of the RU1 zoned land for a garden centre is permitted 

with development consent, and the café/ restaurant is an ancillary use, as is specifically identified 

in the definition of a ‘garden centre under Central Coast LEP.  

 

The café/ restaurant that has been established is “Saddles”, which is an awarded, and well-

recognised restaurant that attracts a number of visitors from outside the Central Coast and which 

promotes the Mount White area, rural themes and the local equine industry, and architecture. An 

example of the international recognition of Saddles Restaurant is its 2021 listing by Condé Nast 

Traveller of the 40 Most Beautiful Restaurants in the World: 

https://www.cntraveller.com/gallery/most-beautiful-restaurants-in-the-world (refer Appendix 5) 

https://www.cntraveller.com/gallery/most-beautiful-restaurants-in-the-world
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2.3 Surrounding Properties 

Surrounding properties are used for a mix of large acreage, rural living and related purposes, as 

shown below. 

 

 

Figure 5   Surrounding Properties 

Areas shown in red are the approximate location of the proposed additional permitted uses 

 

The adjoining land at 2 Ashbrookes Road is located to the south of 20 Ashbrookes Road and east 

of 231 Pacific Highway and contains a wholesale plant nursery, and a dwelling house near to the 

southern boundary. 

 

The adjoining land at 40 Ashbrookes Road is located north of 20 Ashbrookes Road and contains 

a dwelling house, and there is an electricity easement and overhead powerlines in between the 

two properties. 

 

The adjoining land at 71 Ashbrookes Road is located north of 231 Pacific Highway, and there is 

a buffer area on the northern part of 231 Pacific Highway where the additional permitted uses do 

not apply. This adjoining property has paddocks adjoining 231 Ashbrookes Road for some 

distance and a dwelling house located some distance away. 

 

The adjoining land at 80 Ernbrook Road is located to the west of 231 Pacific Highway and is 

identified as “Vicky Roycroft Stables” This property has a dwelling house, stables and an 

equestrian area in the centre of the property, approximately 340m from the western boundary of 

231 Pacific Highway. There are also paddocks located on sloping between 231 Pacific Highway 

and the dwelling house on 80 Ernbrook Road. 

 

The adjoining land at 219 Pacific Highway is located to the west of 231 Pacific Highway, and 

separated by a wide area of vegetation along the eastern part of that property. This property 
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contains a dwelling house and paddocks, primarily on the Pacific Highway frontage, and there are 

rural sheds located closer towards 231 Pacific Highway. 

 

To the south of 231 Pacific Highway there are small rural properties at 230 and 236 Pacific 

Highway, with an approximate size of 3,400m2 and 910m2, which are vacant and partly vegetated 

and partly cleared. 

 

2.4 Impacts on Surrounding Properties and Agriculture Uses 

Relevant to impacts on adjoining properties, the planning proposal as it relates to 20 Ashbrookes 

Road (Saddles Restaurant) will not materially change the existing approved operations or impacts 

of Saddles Restaurant under development consent DA50672/2016 issued by Central Coast 

Council. This use is currently permitted on the land as an ancillary use to the approved garden 

centre, and the proposal is largely administrative in nature, to allow the ongoing use of the facility 

independent of the garden centre. The planning proposal also contains provisions limiting the 

location and scale of the use on this site which would prevent any significant expansion or 

intensification of the use. 

 

The potential impacts on surrounding properties from development on 231 Pacific Highway relate 

primarily to noise and acoustic impacts, and to a lesser extent flooding and stormwater treatment/ 

water quality, tree removal and visual impacts, and traffic generation. The nature of the proposed 

use of 231 Pacific Highway contains two main elements – small-scale tourist accommodation 

located on the northern part of the site, and the proposed restaurant/ small bar/ day spa located 

on the southern part of the site adjoining the Pacific Highway, and in the same location as the 

former Hawkesbury Inn and the already approved dwelling/ bed and breakfast suites and 

associated dining and bar area. 

 

The main potential source of noise from 231 Pacific Highway would be from the use of the 

proposed restaurant and small bar, and the use and occupation of the accommodation suites is 

unlikely to result in any acoustic impacts outside of the site. There is no cropping or plant 

agriculture on surrounding properties, and a low likelihood of reverse amenity impacts such as 

the use of pesticides or spray drift which would impact on the use of surrounding properties. 

 

In relation to noise and acoustic impacts, the development application for 231 Pacific Highway is 

supported by an Acoustic Assessment Report prepared by Spectrum Acoustics, which should be 

read in conjunction with this report, and concludes that: 

An acoustical assessment of a proposed tourist accommodation, restaurant/small bar and day 

spa development at 231 Pacific Highway, Mount White, NSW, has been conducted.   

The assessment has found that the main potential source of noise would be music played 

outside the main lodge building. The adopted default minimum noise criterion would not be 

exceeded at the most impacted nearby residential receiver with the location of music being as 

shown in Figure 3 of this report. 
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The most common source of music would be internal to the restaurant during events such as a 

wedding reception. Noise impacts at nearby residences would be minimal provided a west-

facing window, also indicated in Figure 3, remains closed. 

No off-site noise impacts have been predicted for any other aspect of the proposal such as 

vehicles and people in the carpark. 

The assessment has found that the proposal could operate well within noise limits as may be 

conditioned by Council. 

 

The recommendations of the acoustic report can be implemented through conditions of consent 

associated with the development application, and subject to the assessment carried out and the 

recommendations of the report, the proposal is unlikely to result in acoustic impacts on 

neighbouring properties or land uses. 

 

The planning proposal and development application are supported by a detailed flooding 

assessment and modelling, as well as stormwater management plans for development on 231 

Pacific Highway, which demonstrate that the proposal will not result in adverse impacts for 

surrounding properties, and would not adversely impact on the agricultural use of surrounding 

properties. The proposal is also supported by an On-site Wastewater Plan addressing waste water 

disposal management. 

 

The proposal results in the removal of some trees on site, as detailed in the submitted 

arboricultural and flora and fauna assessments, and there will be no removal of native vegetation 

within the riparian corridor adjoining Calverts Creek. Replacement landscaping will be carried out 

on 231 Pacific Highway, in accordance with the submitted landscape plans, and the removal of 

vegetation on the site is unlikely to have any impacts on surrounding agricultural lands. 

 

The proposal relating to 231 Pacific Highway will have a low visual impact, and will not have 

adverse impacts for surrounding properties. The proposed restaurant/ small bar/ day spa will be 

located in a building close to the Pacific Highway, in a similar location to the former Hawkesbury 

Inn building, and will have a similar form to the already approved building under development 

consent DA50672/2016. The location of the development will largely be screened from adjoining 

land to the west, and will be well separated from the dwelling houses on those properties, and 

additional landscaping will soften the appearance of development which is generally low rise in 

nature. The visual impacts of the development will not adversely impact on the use of surrounding 

properties. 

 

The traffic impacts of development on 231 Pacific Highway are addressed in traffic assessment 

reports prepared by SECA Solution and submitted with the planning proposal and development 

application, and the additional traffic associated with the development will not adversely impact 

on the use of surrounding properties.  
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In terms of risk reduction management strategies, the planning proposal and development 

application for 231 Pacific Highway are supported by a number of technical assessments and 

plans, including recommendations for future management, which are able to be implemented by 

way of conditions of consent and with the assessments and plans forming supporting documents 

to any development consent issued. 

 

A summary matrix addressing the potential impacts of the planning proposal is provided below: 

 

Impacts Potential 
Conflict 

Management 

Acoustic/ Noise Impacts Unlikely Addressed through the design and location of development, 
and subject to the assessment and recommendations of the 
submitted Acoustic Report which can be implemented 
through conditions of consent. 

Flooding Unlikely Addressed through the submitted Flood Assessment Report, 
and with works to be carried out in accordance with 
submitted engineering plans and design. 

Water Quality Unlikely Addressed through stormwater management and on-site 
waste water plans and recommended management 
measures including treatment of runoff and wastewater, and 
sediment and erosion controls. 

Tree Removal Unlikely Addressed through the submitted Arboricultural and Flora 
and Fauna Assessment Reports, which are reflected in the 
proposed plans. 

Visual Unlikely Addressed through the design of the proposed development. 

Traffic Unlikely Addressed through the submitted Traffic Assessment and 
subject to the recommendations of that report. 

Air Unlikely The planning proposal is unlikely to result in any adverse air 
quality impacts for surrounding properties. 

Reverse Amenity Unlikely There are no land uses nearby to, or adjoining the land that 
would lead to adverse impacts on the agricultural use of 
surrounding properties, or limitations on the agricultural use 
of those lands. 

 

2.5 Relationship between the Garden Centre and Restaurant uses on 20 Ashbrookes Road 

Part of 20 Ashbrookes Road has been used as a plant nursery since at least the 1970s, and in 

2016 development consent DA50672/2016 was issued for alterations to the garden centre and for 

development of the café/ restaurant. In 2022, development consent DA/62766/2021was issued 

for alterations and additions to the garden centre including a new large shed for retail sales and 

display, which has been constructed and will commence operations shortly. 

 

The relationship between the garden centre and restaurant operations under the planning 

proposal will remain exactly the same as has already been approved under development consents 

issued by Central Coast Council, and subject to conditions of consent applying to those 

developments.  

 

The garden centre includes greenhouse and outdoor growing areas located on the southern side 

of the internal access driveway, which are separated from the café/ restaurant, and a sales and 
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display shed located on the northern side of the driveway, to the west of the existing carpark. The 

operations of the garden centre are retail in nature, and include the sale of plants sourced from 

other wholesale nurseries and with some small-scale growing of plants on the site which occurs 

in greenhouses and growing areas located 68m and 101m respectively from the restaurant.  

 

The machinery used to service the garden centre are small electric vehicles, and there is no use 

of tractors or large machinery as such, and there is no sale of bulk materials such as sand and 

soil which would require the use of larger machinery. Use of pesticides associated with the plant 

nursery would be applied by hand only, and targeted, and would be unlikely to impact on the café/ 

restaurant use or its operations, and there will be no change to the existing approved 

arrangements for the site. The planning proposal will also not impact on any irrigation scheduling 

or scheduling for the site different to existing approvals. 

 

Both the garden centre and the restaurant remain on a single lot, which does not have subdivision 

potential, and are under a single land ownership. The landowner intends to continue the two uses, 

as evidenced by the investment in both uses, and there is no intention for the garden centre to 

cease operations. The owner does however wish to future-proof the investment in, and ongoing 

operation of the restaurant, which has become well established and recognised in its own right, 

in the event that the operations of the garden centre were not viable in the future. This would not 

impact on the existing operations of the restaurant, only the administrative requirement that it 

operate as an ancillary use.  

 

It is the landowner’s interests to ensure the two uses co-exist without conflict, and to ensure the 

garden centre does not impact on the operations of the café/ restaurant, and equally to ensure 

the operations of the café/ restaurant do not impact on the operations of the garden centre. 

  

The planning proposal does not seek to change the underlying rural zoning of the land, and will 

ensure the ongoing operation of the café/ restaurant irrespective of other uses on the land, and in 

a way that promotes the Mount White area, rural themes and the local equine industry, and rural 

architecture, which would be appropriate as an additional permitted use in the RU1 zone in this 

location. 

 

2.6 Consistency with Strategic and Zone Objectives 

The proposal is for small-scale rural/ nature based tourist and visitor accommodation, and 

associated facilities that will promote the rural areas and setting of Mount White, and contribute 

to rural-related tourism and promotion of the Central Coast, as well as tourism related 

employment. The proposal will build on the existing “Saddles” restaurant/ café, which is an award 

winning and quality restaurant which fits in well with its setting and the rural character of the area, 

and is an attraction for visitors and tourists from the Central Coast, Sydney, interstate and 

internationally.  
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The proposal also recognises existing and previous uses of the land, including an operating 

restaurant/ café, and is of a nature and type that aligns with a number of planning and other 

strategies, as addressed below. 

 

The planning proposal has been supported by both Central Coast Council and the Department of 

Planning as having strategic merit at the Gateway Stage, and being consistent with a number of 

strategic planning and related tourism strategies, including: 

• Central Coast Regional Plan 2041  

• Central Coast Local Planning Strategy (Interim Statement August 2020) 

• ‘One - Central Coast’ Community Strategic Plan  2018 - 2028 

• Central Coast Long Term Economic Development Strategy (March 2020) 

• Central Coast Tourism Opportunity Plan  2019 - 2024 

• Central Coast Destination Management Plan  2018 – 2021 

 

Assessment of the proposal’s consistency with these strategic planning documents and strategies 

is detailed in both the planning proposal and the Statement of Environmental Impacts 

accompanying the development application for 231 Pacific Highway. 

 

The proposal is for a form of rural tourism development, which is complementary to the RU1 

zoning of the land, and is consistent with the rural tourism objectives of strategic planning 

documents. The proposal, while not being a primary industry, will complement the rural setting of 

the properties, including the existing Saddles restaurant and the former Hawkesbury Inn, and will 

contribute to rural tourism and the provision of visitor services on the Central Coast. 

 

The siting, design and location of the development maintains good separation to nearby properties 

and land uses, and is unlikely to result in land use conflicts with surrounding uses or the 

sterilisation of any sustainable primary production and natural resource use. 

 

2.7 Consultation 

Both the planning proposal and the development application for 231 Pacific Highway will be placed 

on public exhibition for 28 days, in accordance with the Gateway Determination and the 

requirements of Division 3.5 of the Environmental Planning & Assessment Act 1979. This 

exhibition, including the full suite of supporting reports and plans will provide opportunity for 

adjoining neighbours and others to comment on the application. 

 

3. CONCLUSION 

The proposal is for rural-tourism related development which is consistent with the current and 

previous uses of the land, and is consistent with a number of strategic planning and related 

tourism strategies. The proposal has been supported by both Central Coast Council and the 

Department of Planning and Environment as having both strategic and site-specific merit to 

proceed to public exhibition, and a number of supporting technical assessments have been 
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prepared addressing the impacts of the proposal. 

 

The proposal will be appropriate for the site and its setting, and is unlikely to result in adverse 

impacts on surrounding properties or the agricultural use of surrounding land. 

 

7 February 2023 
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Appendix 1 –  Likely wording of Additional Permitted Uses under Schedule 1  

of Central Coast LEP 2022 
 

 Use of certain land at 231 Pacific Highway, Mount White  

(1) This clause applies to land at 231 Pacific Highway, Mount White, being Lot 1 DP 207158, 

identified as ‘The Grand Saddles Lodge’ on the Additional Permitted Uses Map. 

(2) Development for the following purposes is permitted with development consent— 

 (a) Hotel or motel accommodation with a maximum gross floor area of 1,060m2, 

 (b) Café or Restaurant and small bar with a maximum gross floor area of 380m2, 

accommodation lobby, housekeeping, back of house and bathrooms with a 

maximum gross floor area of 310m2, a Business Premises, but only if the 

development is for the purposes of a day spa with a maximum gross floor area of 

300m2.  

(3) Covered outdoor seating areas associated with the restaurant and small bar to have a 

maximum floor area of 150m2.  

(4) Any ancillary buildings are to have a total maximum gross floor area of 430m2 

Use of certain land at 20 Ashbrookes Road, Mount White   

(1) This clause applies to land at 20 Ashbrookes Road, Mount White, being Lot 1 DP 547622, 

Identified as ‘Saddles Restaurant’ on the Additional Permitted Uses Map.  

(2) Development for the following purposes is permitted with development consent— 

 (a)  Café or Restaurant and small bar with a maximum gross floor area of 370m2. 

(3) Covered outdoor seating areas associated with the restaurant and small bar to have a 

maximum floor area of 220m2.  
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Appendix B – Additional Permitted Use Map - 231 Pacific Highway, Mount White 
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Appendix 3 – Additional Permitted Use Map – 20 Ashbrookes Road, Mount White 
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Appendix 4 – Media Articles and References, 231 Pacific Highway, Mount White 

 

 
 

 
Gosford Telephone Directory March 1975 – Restaurants Listings 
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Newcastle Sun 16/11/1971 
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Sydney Morning Herald 9/5/1962 
 

 
Sydney Morning Herald 14/7/1962 
 

 
Sydney Morning Herald 29/7/1967 
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Sydney Morning Herald 29/10/1966 
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 Email advice Geoffrey Potter | Local History Librarian | 

22/10/2020 

• 1989 Gosford telephone book. Last known listing in Yellow 

Pages of The Hawkesbury Inn, Pacific Highway Mt White 

70 1131 under Restaurants 

• Consistent listings through the 1970s and 1980s in Yellow 

Pages under Restaurants. Mostly just the listing, in one 

instance an advertisement (attached) 

• First listing under name Hawkesbury Inn located in Gosford 

phone book approximately February 1964 

• Previous to this the property was listed as Mt. White Motel 

for a short period 

• Previous to this the listing had Canada Motel Co. or similar 

name as directory listing is obscured 

• Previous to this in the late 1950s the property was known as 

Sunnybrook Farm Motel 

• For a period in the early 1950s it seems to have been owned 

by Victor Carmichael, a caterer of Bondi. 
https://trove.nla.gov.au/search/advanced/category/newspapers?keyw

ord.phrase=victor%20carmichael&l-

state=New%20South%20Wales&l-title=689 

  

 
  

https://trove.nla.gov.au/search/advanced/category/newspapers?keyword.phrase=victor%20carmichael&l-state=New%20South%20Wales&l-title=689
https://trove.nla.gov.au/search/advanced/category/newspapers?keyword.phrase=victor%20carmichael&l-state=New%20South%20Wales&l-title=689
https://trove.nla.gov.au/search/advanced/category/newspapers?keyword.phrase=victor%20carmichael&l-state=New%20South%20Wales&l-title=689
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Appendix 5 – Condé Nast Traveller Listing 2021 
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Source: https://www.cntraveller.com/gallery/most-beautiful-restaurants-in-the-world 
 

https://www.cntraveller.com/gallery/most-beautiful-restaurants-in-the-world

