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Executive Summary 
 
Wyong Shire Council's Future Planning Department is currently finalising The Entrance 

Peninsula Planning Strategy. The Entrance has experienced significant growth and changes in 
development activity in recent years requiring a new plan for the future of the area be 
developed. The Planning Department is evaluating proposed planning strategies, policies and 
controls in order to set out the direction for future development. The goal is for a plan that 
ensures that The Entrance Peninsula remains and continues to develop as a desirable place to 
live and visit. 
 
This proiect follows from the Development Feasibility: The Entrance study that was completed 
by SGS Economics & Planning in early 2007.  That project aimed to respond to claims by 
developers that planning controls in The Entrance were restrictive and making Development 
unviab!e. 

Overview of Findings 
 
The Entrance and Long Jetty both currently suffer from a very weak residential market, soft 
tourism market and oversupply of residential, retail and commercial space. These factors 
account for development being mostly unviable in the region at present. 
 
Planning controls were not found to be major factors under most scenarios for the viability of 
development according to modelling conducted on a number of example sites. 
 
In The Entrance the work conducted in this study supports the current proposed zoning with the 
possible exception of the vacant site on the corner of The Entrance Road and Marine Parade 
being altered from 3 (d) Tourist Business to 3 (a) Business Centre. Rezoning the site to 3 (a) 

Business Centre would improve the feasibility of development on the site though still  remains 
negative in the current market. 
 
For Long Jetty, the results of the study do not support the rezoning of 3 (a) Business Centre 
and 3 (b) Business Centre Support to 2 (c) Medium Residential. 
 
Outcomes for the zoning types studied in this assessment are provided below. 

Zone 2 (g) Residential Tourist: 

Constraints: The 2 (g) zones in The Entrance are set further back from the prime beachfront 
zone and are also in proximity to residential areas. A key requirement of 2 (g) is to ensure 

tourist development does not significantly adversely impact on the amenity of adjacent 

residential areas. This reduces the options for potential higher impact retail or commercial 
uses. 
 
Opportunities: The 2 (g) zones present relatively large parcels of land with relatively low 
density existing utilisation. There is potential to significantly add to the supply of tourist 
accommodation in The Entrance on these sites which are still within walking distance of the 
main beach and dining precinct. 
 
Impact of Existing Planning Controls: The 2 (g) zoned sites are less likely to have demand 
for alternative uses than the existing 3 (d) sites. As for the 3 (d) sites, the feasibility for 
permanent residential development may be greater than tourist development. 
 
impact of Amalgamating Lots: The development of a large lot would almost certainly need to 
be staged as the market would need time to absorb the increased supply of tourist 
accommodation, residential units and retail floorspace. This would in turn minimise the benefits 
of economies of scale that may be achieved by amalgamation. 
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Development Forms Informed by the Study: The impact on development feasibility of 
allowing 8 storey development on 2 (g) zoned sites is marginal. Even assuming significantly 
improved market conditions that would be required to initiate any development, there is no 
major economic argument to increase building heights. 

Zone 3 (a) Business Centre- 

Constraints: The potential greater catchment of Wyong for businesses in The Entrance is 
effectively intercepted by the Bay Village Shopping Centre to the south, Toukley to the north 
and Westfield Tuggerah to the west. The Entrance lacks the availability of relatively large and 
affordable sites with easy access from the greater catchment that has made major new 
shopping developments such as the Bay Village Shopping Centre attractive to develop. As 
such, it is not going to be able to compete with the aforementioned centres for weekly and 
Convenience shopping needs, except for within its relatively small primary catchment. 
 
Opportunities: The Entrance has higher natural amenity than competing nearby shopping 
areas with proximity to the ocean and some dining precincts and tourist activity. While there is 
some need for servicing the local catchment and tourists, the remaining retail approach at The 
Entrance should aim to differentiate itself as more closely approximating a`high street' 
experience. This should not necessarily be confused with `upmarket' but rather involves more 
individual and boutique style shops and those with unique offerings that appeal to tourists and 
locals alike. 
 
The Entrance should also aim to build upon and leverage its amenity to attract more office 
tenants in the longer term. It has the potential to attract commercial development to service the 
greater Wyong region. However development of commercial space is unlikely to be attractive in 
the near future without a pre-negotiated significant tenant.  Any new office supply should be 
consolidated as closely as possible within existing 3 (a) and 3 (d) zones. The potential for long-
term growth of The Entrance's office market will not be best served by disjointed commercial 
developments that fail to create a functional cluster for tenants and customers alike. 
 
Impact of Existing Planning Controls: The feasibilities conducted in this study demonstrate 
no value in altering existing planning controls in Zone 3 (a) in The Entrance. Allowing for higher 
residential developments reduces, rather than improves, development viability in the current 
market. 
 
Impact of Amalgamating Lots: The need to amalgamate lots within Zone 3 (a) is limited at 
present by the size of the development that the market can absorb. It would not be viable to 
develop larger lots in a single stage at present with the gains from economies of scale in 
construction outweighed by the risk of tenancies in the new development remaining vacant. The 
Entrance market either needs to grow substantially in size or significant latent demand needs to 
develop in the market to consider the larger developments that justify amalgamating lots within 
Zone 3 (a) as tested in this study. 
 
Development Forms Informed by the Study: Large-scale retail developments within Zone 3 
(a) in The Entrance are not supported at present by the market. The forecast rate of growth in 
the market is also insufficient to justify large-scale single-stage developments. Ongoing 
revitalisation and small-scale new supply as the market grows would better maximise the 
stability and market share for The Entrance. 
 
The various property markets (commercial, residential, retail, industrial) often cycle 
independently and it is possible that in some point in the future residential will recover to a point 
that a development will carry a commercial or retail development loss to enable a residential 
development to occur (the mixed-use development model). However the value of potentially 
empty retail or commercial space to The Entrance's amenity and appearance needs to be 
considered. 
 
Planning controls for Zone 3 (a) within The Entrance should consider that major new 
development of retail and commercial space is unlikely in the foreseeable future. As such, any 
new development should aim to consolidate the precinct along The Entrance Road and 
improve amenity and connectivity along the corridor. This could involve encouraging 



 
The Entrance Peninsula Planning Strategy - Economic Feasibility Assessment 
 
 
further anchor tenants into the precinct, and the encouragernent of reinvestment in existing shop fit outs 
and streetscapes, particularly towards Lakeside Plaza, with the aim of improving the destination value 
and interest in strolling from one end of the strip to the other. To encourage reinvestment, trading 
positions Must be consolidated by not allowing new development in the region to exceed demand. 

Zone 3 (d) Tourist Business Zone: 

Constraints: The differentiation between tourist businesses and other businesses is indistinct in many 
cases. 3 (d) zoning aims to encourage development providing accommodation, services, entertainment 
and attractions for tourists. 3 (a) zoning is capable of accommodating tourist businesses whereas 3 (d) 
aims to preserve high natural amenity sites for tourism with a lower intensity of retail and commercial 
space. Strict application of 3 (d) has the potential to reduce the viability of a development by restricting 
permanent residential units or some retail/business uses. 
 
Opportunities: The 3 (d) sites have excellent amenity for tourism and other uses. High value residential 
and commercial space has potential for these zones, with the possibility of improving the status of The 
Entrance as a commercial centre within the district. 
 
Impact of Existing Planning Controls: The 3 (d) zoning restricts the ability of the developer to create a 
mixed-use development as the intensity of retail and commercial space must remain low. The 
feasibilities conducted for this assessment indicate that in the present market the site would have slightly 
more potential with permanent residential and retail/commercial as opposed to tourist accommodation. 
However, all options in the current market are unviable. While the future market may see a relative 
improvement in tourist accommodation, this is uncertain, and increased flexibility in terms of 
development options for the site can only improve the feasibility of development of this site. 
 
Impact of Amalgamating Lots: The feasibilities conducted for this assessment demonstrated virtually 
no change in project viability through amalgamating the vacant site on the corner of The Entrance Road 
and Marine Parade with the KFC Site. The most positive effect of amalgamation was noted under the 
high property revenue scenario, which would most closely resemble the situation when the site was 
feasible to develop. 
 
Impact of rezoning to 3 (a) Business Centre: The modelling conducted for this assessment indicates 
that the impact of rezoning to 3 (a) is likely to be positive for the viability of the site. However, by doing 
so, some control is lost over the nature of potential development on the site with a broader allowance of 
complying development. 
 
Development Forms Irefor'necd by the Study: The 3 (d) zones are the highest value sites in The 
Entrance. It is appropriate that any development on the sites, whether that be tourist, commercial, 
residential or retail based (or a mix) maximises the return from the site for Wyong Shire by catering for 
tourists, offices, residents or businesses that will bring maximum economic benefit to the Shire. 

Long Jetty 
 
Based on the analysis of the Long Jetty Commercial District the following recommendations for the 
future development of the area are given. 
 
Impact of Rezoning 3 (a) Business Centre and 3 (b) Business Centre Support to 2 (c) Medium 

Density Residential: The feasibility modelling conducted for this study indicates that the rezoning of 3 
(a) and 3 (b) land at Long Jetty to Z(c) is unlikely to result in a favourable outcome for Wyong. 
 
The one competitive advantage that the current businesses on Long Jetty retain is their high drive-by 
visibility.  As such a consolidated retail centre in Long Jetty would not be viable for most of these existing 
business.  Rather, the types of businesses most likely to establish in a consolidated centre at Long Jetty 
would compete more closely with those at The Entrance and Bateau Bay.  To remain viable in the long 
term, businesses at Long Jetty need to further differentiate themselves from The Entrance and Bateau 
Bay, by 
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moving towards bulky goods, warehouse and showroom styles of retailing that thrive on relatively low-
density sites with high drive-by visibility and on-site parking at-grade. Current rents on Long Jetty are 
relatively cheap at $I50-$250/sqm.  A new centre would require higher returns to be a viable proposition, 
particularly if it was developed to a density where on-grade parking would be insufficient. Many of the 
existing businesses at Long Jetty would be unable to afford the higher rents that would be required from 
a new centre. Businesses would also have to recoup significant moving and refurbishment costs. If the 
businesses were unable to increase earnings to fully cover the additional costs of establishing and 
renting in the new centre, this would be reflected in reduced business values. 
 
Residential development is currently not viable at Long Jetty. Significant improvements in the residential 
property market are required to make residential redevelopment viable. Single and two storey retail 
developments are currently much closer to being viable for the precinct than residential. The situation of 
the busy road means that this relationship between retail and residential development is unlikely to 
significantly change in the foreseeable future. 
 
Development Forms Informed by the Study:  Revitalisation of the Long Jetty retail precinct is 
desirable.  While residential is not a viable option, planning direction could encourage the development 
of relatively large format bulky goods and showroom (eg. motor vehicles, motor bikes, boats) that thrive 
on the high drive-by visibility.  The amalgamation of lots for these purposes would be desirable in many 
cases to allow space for large displays of goods and on-grade parking. 
 
There may be a role for some small-scale conveniences at Long Jetty to cater for the local market 
however overall retail uses that compete with The Entrance and the Bay Village Shopping Centre should 
not be encouraged. 
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6.  Key Findings and Recommendations 
 

6.1 The Entrance 
 

A consistent finding from this study has been the significant impact the depressed nature 
of the property market has had on the feasibility of new development. In order to increase 
properly prices, demand needs to be increased through the attraction of new residents, 
jobs, businesses and visitors. In any case planning strategies need to address issues 
such as transport, access, infrastructure, marketing and image to ensure that the region 
has the maximum appeal to residents, businesses, visitors and investors. 
 
The current malaise is in part due to factors outside of Wyong's control, including the 
greater Sydney property market, interest rates, fuel prices and the global credit crisis. An 
oversupply of residential apartments and townhouses within The Entrance is, however, a 
key reason for the depth and length of the decline in property prices. Much of the existing 
supply of residential apartments are built for the holiday market and not attractive to 
residents. A minimum dwelling size ratio of around 120 sqm could be considered to 
encourage a more permanent population. This would slow the construction of tourism 
accommodation in the `boom' times but result in a more stable property market in the 
`bust' times. 
 
Outcomes for the zoning types studied in this assessment are provided below. 

 

6.1.1 Zone 2 (g) Residential Tourist: 

Constraints: The 2 (g) zones in The Entrance are set further back from the prime 
beachfront zone and are also in proximity to residential areas. A key requirement of 2 (g) 
is to ensure tourist development does not significantly adversely impact on the amenity of 
adjacent residential areas. This reduces the options for potential higher impact retail or 
commercial uses.. 
 
Opportunities: The 2 (g) zones present relatively large parcels of land with relatively low 
density existing utilisation. There is potential to significantly add to the supply of tourist 
accommodation in The Entrance on these sites which are still within walking distance of 
the main beach and dining precinct. 
 
Impact of Existing Planning Controls: The 2 (g) zoned sites are less likely to have 
demand for alternative uses than the existing 3 (d) sites, As for the 3 (d) sites, the 
feasibility for permanent residential development may be greater than tourist development. 

 
Impact of Amalgamating Lots: There are some economies of scale to be realised from a 
large scale amalgamation and development of the 2 (g) areas however this is likely to be 
outweighed by the practicalities of financing and marketing such a large development. The 
development of a large lot would almost certainly need to be staged as the market would 
need time to absorb the increased supply of units and commercial floorspace. This would 
in turn minimise the benefits of economies of scale. 

 
Development Forms Informed by the Study: Design, scale, bulk, land-use mixes, 
planning controls. 

 

6.1.1 Zone 2 (g) Residential Tourist: 
 

Constraints: The potential greater catchment of Wyong for businesses in The Entrance is 
effectively intercepted by the Bay Village Shopping Centre to the south, Toukley to the 
north and Westfield Tuggerah to the west. The Entrance lacks the availability of relatively 
large and affordable sites with easy access from the greater catchment that has made 
major new shopping developments such as the Bay Village Shopping Centre attractive to 
develop. As such, it is not going to be able to compete with the aforementioned centres for 
weekly and convenience shopping needs, except for within its relatively small primary 
catchment. 
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Opportunities: The Entrance has higher natural amenity than competing nearby shopping 
areas with proximity to the ocean and some dining precincts and tourist activity.  While there 
is some need for servicing the local catchment and tourists, the remaining retail approach at 
The Entrance should aim to differentiate itself as more closely approximating a 'high street' 
experience.  This should not necessarily be confused with 'upmarket' but rather involves more 
individual and boutique style shops and those with unique offerings that appeal to tourists and 
locals alike. 

 
The Entrance should also aim to build upon and leverage its amenity to attract more office 
tenants in the longer term. It has the potential to attract commercial development to service 
the greater Wyong region. However development of commercial space is unlikely to be 
attractive in the near future without a pre-negotiated significant tenant. Any new office supply 
should be consolidated as closely as possible within existing 3 (a) and 3 (d) zones. The 
potential for long-term growth of The Entrance's office market will not be best served by 
disjointed commercial developments that fail to create a functional cluster for tenants and 
customers alike. 

 
Impact of Existing Planning Controls: The feasibilities conducted in this study demonstrate 
no value in altering existing planning controls in Zone 3 (a) in The Entrance. Allowing for 
higher residential developments reduces, rather than improves, development viability in the 
current market. 

 
Impact of Amalgamating Lots: The need to amalgamate lots within Zone 3 (a) is limited at 
present by the size of the development that the market can absorb. It would not be viable to 
develop larger lots in a single stage at present with the gains from economies of scale in 
construction outweighed by the risk of tenancies in the new development remaining vacant. 
The Entrance market either needs to grow substantially in size or significant latent demand 
needs to develop in the market to consider the larger developments that justify amalgamating 
lots within Zone 3 (a) as tested in this study. 

 
Development Forms Informed by the Study: Large-scale retail developments within Zone 3 
(a) in The Entrance are not supported at present by the market. The forecast rate of growth in 
the market is also insufficient to justify large-scale single-stage developments. Ongoing 
revitalisation and small-scale new supply as the market grows would better maximise the 
stability and market share for The Entrance. 

 
The various property markets (commercial, residential, retail, industrial) often cycle 
independently and it is possible that in some point in the future residential will recover to a 
point that a development will carry a commercial or retail development loss to enable a 
residential development to occur (the mixed-use development model). However the value of 
potentially empty retail or commercial space to The Entrance's amenity and appearance 
needs to be considered. 

 
Planning controls for Zone 3 (a) within The Entrance should consider that major new 
development of retail and commercial space is unlikely in the foreseeable future. As such, 
any new development should aim to consolidate the precinct along The Entrance Road and 
improve amenity and connectivity along the corridor. This could involve encouraging further 
anchor tenants into the precinct, and the encouragement of reinvestment in existing shop fit 
outs and streetscapes, particularly towards Lakeside Plaza, with the aim of improving the 
destination value and interest in strolling from one end of the strip to the other. To encourage 
reinvestment, trading positions must be consolidated by not allowing new development in the 
region to exceed demand. 

61.3 Zone 3 (d) `Tourist Business Zone. 

Constraints: The differentiation between tourist businesses and other businesses is indistinct 
in many cases. 3 (d) zoning aims to encourage development, providing accommodation, 
services, entertainment and attractions for tourists. 3 (a) zoning is capable of accommodating 
tourist businesses whereas 3 (d) aims to preserve high natural amenity sites for tourism with 
a lower intensity of retail and commercial space. Strict application of 3 (d) has the potential to 
reduce the viability of a development by restricting permanent residential units or some 
retail/business uses. 
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Opportunities: The 3 (d) sites have excellent amenity for tourism and other uses, High value residential 
and commercial space has potential far these zones, with the possibility of improving the status of The 
Entrance as a commercial centre within the district. 
 
Impact of Existing Planninq Controls: The 3(d) zoning restricts the ability of the developer to create a 
mixed-use development as the intensity of retail and commercial space must remain low. The feasibilities 
conducted for this assessment indicate that in the present market the site would have slightly more 
potential with permanent residential and retail/commercial as opposed to tourist accommodation. 
However, all options in the current market are unviable. While the future market may see a relative 
improvement in tourist accommodation, this is uncertain, and increased flexibility in terms of 
development options for the site can only improve the feasibility of development of this site. 
 
Impact of Amalgamating Lots: The feasibilities conducted for this assessment demonstrated virtually 
no change in project viability through amalgamating, the vacant site on the corner of The Entrance Road 
and Marine Parade with the KFC Site, The most positive effect of amalgamation was noted under the 
high property revenue scenario, which would most closely resemble the situation when the site was 
feasible to develop. 
 
Impact of rezoning to 3 (a) Business Centre: The modelling conducted for this assessment indicates that 
the impact of rezoning to 3 (a) is likely to be positive for the viability of the site. However, by doing so, 
some control is lost over the nature of potential development on the site with a broader allowance of 
complying development. 
 
Development Forms Informed by the Study: The 3 (d) zones are the highest value sites in The 
Entrance. It is appropriate that any development on the sites, whether that be tourist, commercial, 
residential or retail based (or a mix) maximises the return from the site for Wyong Shire by catering for 
tourists, offices, residents or businesses that will bring maximum economic benefit to the Shire. 

6.2 Long Jetty 
 

Based on the analysis of the Long Jetty Commercial District the following recommendations for the future 
development of the area are given. 
 
Impact of Rezoning 3 (a) Business Centre and 3 (b) Business Centre Support to 2 (c) Medium 

Density Residential: The feasibility modelling conducted for this study indicates that the rezoning of 3 
(a) and 3 (b) land at Long Jetty to 2 (c) is unlikely to result in a favourable outcome for Wyong. 
 
The one competitive advantage that the current businesses on Long Jetty retain is their high drive-by 
visibility. As such a consolidated retail centre in Long Jetty would not be viable for most of these existing 
business. Rather, the types of businesses most likely to establish in a consolidated centre at Long Jetty 
would compete more closely with those at The Entrance and Bateau Bay. To remain viable in the long 
term, businesses at Long Jetty need to further differentiate themselves from The Entrance and Bateau 
Bay, by moving towards bulky goods, warehouse and showroom styles of retailing that thrive on 
relatively low-density sites with high drive-by visibility and on-site parking at-grade. 
 
Current rents on Long Jetty are relatively cheap at $150-$250/sqm. A new centre would require higher 
returns to be a viable proposition, particularly if it was developed to a density where on-grade parking 
would be insufficient. Many of the existing businesses at Long Jetty would be unable to afford the higher 
rents that would be required from a new centre. Businesses would also have to recoup significant moving 
and refurbishment costs. If the businesses were unable to increase earnings to fully cover the additional 
costs of establishing and renting in the new centre, this would be reflected in reduced business values. 
 
Residential development is currently not viable at Long Jetty. Significant improvements in the residential 
property market are required to make residential redevelopment viable. Single and two storey retail 
developments are currently much closer to being viable for the precinct than residential. The situation of 
the busy road means that this relationship 
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between retail and residential development is unlikely to significantly change in the foreseeable future. 
 

Development Forms informed by the Study: Revitalisation of the Long Jetty retail precinct is desirable. 
While residential is not a viable option, planning direction could encourage the development of relatively 
large format bulky goods and showroom (eg. motor vehicles, motor bikes, boats) that thrive on the high 
drive-by visibility. The amalgamation of lots for these purposes would be desirable in many cases to 
allow space for large displays of goods and on-grade parking. 
 
There may be a role for some small-scale conveniences at Long Jetty to cater for the local market 
however overall retail uses that compete with The Entrance and the Bay Village Shopping Centre should 
not be encouraged. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


