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COUNCIL ASSESSMENT REPORT
SYDNEY SOUTH PLANNING PANEL 



	PANEL REFERENCE & DA NUMBER
	[PPSSSH-186] – [DA-2/2025] 

	PROPOSAL 
	Demolition of Block D and associated tree removal, construction of new Block F (two-storey classroom building) with associated landscaping and site infrastructure, increase student numbers to 400 and staff to 33, and installation and removal of portable classroom building during demolition and construction periods.  

	ADDRESS
	42A Beale Street, Georges Hall 

	APPLICANT
	Alex Chow

	OWNER
	Hopepoint Church Property Overseer Pty Ltd

	DA LODGEMENT DATE
	9 January 2025

	APPLICATION TYPE
	Integrated Development 

	REGIONALLY SIGNIFICANT CRITERIA
	Clause 2.19(1) of Chapter 2 and Clause 5 of Schedule 6 of State Environmental Planning Policy (Planning Systems) 2021  declares the proposal regionally significant development as: 
Private infrastructure and community facilities over $5 million

	CIV
	$ 7,683,000.00 (excluding GST)

	CLAUSE 4.6 REQUESTS 
	None

	KEY SEPP/LEP
	· Heritage Act 1977
· State Environmental Planning Policy (Biodiversity and Conservation) 2021
· State Environmental Planning Policy (Industry and Employment) 2021
· State Environmental Planning Policy (Planning Systems) 2021
· State Environmental Planning Policy (Resilience and Hazards) 2021
· State Environmental Planning Policy (Transport and Infrastructure) 2021
· Canterbury-Bankstown Local Environmental Plan 2023
· Canterbury-Bankstown Development Control Plan 2023


	TOTAL & UNIQUE SUBMISSIONS  KEY ISSUES IN SUBMISSIONS
	One (1) unique submission was received. The key issues relate to: 
· Traffic and Safety 
· Noise

	DOCUMENTS SUBMITTED FOR  CONSIDERATION
	· Access Report
· Acoustic Report
· Arborist Report
· Cost Estimate Report
· Floor Risk Management Report
· BCA Performance Statement
· Conservation Management Plan
· Heritage Impact Statement
· Architectural and Landscape Plans
· Archaeological Assessment
· Plan of Management
· Statement of Environmental Effects
· Stormwater Management Plan
· Survey Plan
· Traffic Report
· Waste Management Plan

	RECOMMENDATION
	Approval

	DRAFT CONDITIONS TO APPLICANT
	[YES]

	SCHEDULED MEETING DATE
	1 September 2025

	PLAN VERSION
	Select Date Version No 

	PREPARED BY
	Sophie Griffiths – Canterbury Bankstown Council

	DATE OF REPORT
	18 August 2025


EXECUTIVE SUMMARY  

Development Application DA-2/2025 is referred to the Sydney South Planning Panel (the Panel’) for determination. The proposed development is ‘regionally significant development’, pursuant to Clause 2.19(1) of Chapter 2 and Clause 5 of Schedule 6 of State Environmental Planning Policy (Planning Systems) 2021, as the proposal has an estimated development cost of more than $5 million for a community facility. 

The proposal seeks consent for the demolition of block D and associated tree removal, construction of new Block F (two-storey classroom building) with associated landscaping and site infrastructure, increase student numbers to 400 and staff to 33, and installation and removal of portable classroom building during demolition and construction periods.  

The subject development site (the Site) is known as 42A Beale Street, Georges Hall NSW 2198, and comprises of one allotment, Lot 101 in Deposited Plan 827530. The Site is located within the R2 Low Density Residential Zone. The Site is irregularly shaped, has a total area of 21,720m2, and benefits from access via three street frontages – Beale Street to the south, Ashcroft Street to the east and Lionel Street to west (no pedestrian access). The Site is bound to the north by Henry Lawson Drive, however neither vehicular nor pedestrian access is provided as the area is densely vegetated.

Existing development on the site consists of a number of buildings which contribute toward three coexisting land uses, being; HopePoint Christian School (educational establishment – K-6 Primary School) which comprises five (5) buildings - an administrative building, gymnasium/hall,  two classroom buildings and “The Homestead”;HopePoint Pre-school (centre-based child care facility) which comprises a single storey pre-school building; and Foursquare Gospel Church / HopePoint Church (place of public worship) which comprises a double storey church and administrative building. 

Development Application No-2/2025 has been assessed against the principal planning controls relevant to the proposal, which include the following: 
· Heritage Act 1977;
· State Environmental Planning Policy (Biodiversity and Conservation) 2021;
· State Environmental Planning Policy (Planning Systems) 2021;
· State Environmental Planning Policy (Resilience and Hazards) 2021;
· State Environmental Planning Policy (Transport and Infrastructure) 2021;
· Canterbury-Bankstown Local Environmental Plan 2023;
· Canterbury-Bankstown Development Control Plan 2023

Pursuant to Section 4.46 of the Environmental Planning and Assessment Act 1979, the proposed development is classified as integrated development, as it requires both development consent and approval under the Heritage Act 1977. The proposal is located within the curtilage of a State heritage item and therefore, it requires approval under Section 57 of the Heritage Act. 

The proposal necessitated the requirement for referral to agencies for concurrence pursuant to State Environmental Planning Policy (Transport and Infrastructure) 2021 (‘Transport and Infrastructure SEPP’). Referred to Transport for NSW was made and no objections were raised by the agency.  

The application was placed on public exhibition for twenty-eight (28) days from 29 January to 25 February 2025, with one (1) submission being received. The submission raised issued relating to traffic congestion, safety and noise as a result of the additional number of students. These issues are considered further in this report.

A briefing was held with the Panel on 4 March 2025 between Council, the Panel and the Applicant where the following key issues were discussed: 

· The development will increase student capacity from 215 students to 400 students 
· The presence of a state heritage item on the site. The development is classified as Integrated development and Council is awaiting GTA’s from Heritage NSW
· 100 car parks are located on site, the school employs 33 staff members
· A dedicated drop off zone is located off Ashcroft Street
· 1 submission received during exhibition, concerns relate to traffic and noise.
· Council have received most Internal and external referrals, awaiting response from Heritage NSW and Council’s urban forest team. Concerns raised from Council’s traffic team
· Two large Moreton figs may be impacted by the proposal, awaiting advice from Councils urban forest team, but extent of pruning of the trees and impact on significance needs to be considered.

Formal feedback was provided via a Request for Information (RFI) and was issued by Council on 1 April 2025. A response was received on 24 June 2025, addressing some but not all the issues raised. 

Design amendments were undertaken to address a range of planning, traffic, and heritage issues. From a planning perspective, key considerations included building height, classroom design, and setbacks. Traffic-related concerns were resolved through revised drop-off and pick-up arrangements, as well as the proposed extension of the existing bus zone. Heritage matters, in consultation with Heritage NSW, focused on archaeological assessment and refinements to the building design to ensure compatibility with the site's historical context.

Following receipt of the additional information request, the application was re-referred to Heritage NSW and Councils Traffic Team for review. Heritage NSW completed their reviewed whereby General Terms of Approval (GTAs) were issued. Councils Traffic Team raised further concerns with regard to the amended Traffic report.

Further formal feedback was provided to the Applicant on 21 July 2025 with regard to the outstanding traffic matters. A response was received on 29 July 2025 addressing the remaining traffic concerns through an amended traffic report. 

[bookmark: _Hlk191301388]Following consideration of the matters for consideration under Section 4.15(1) of the Environmental Planning & Assessment Act, 1979 (‘the EP&A Act’), which included an assessment against the provisions contained within the relevant State and local environmental planning policies, the proposal is worthy of support. The development is not considered to result in any unacceptable adverse environmental impacts and is not contrary to the public interest. It has been demonstrated that the development is suitable for the site and its surrounds, and through its innovative design would maintain and protect the amenity of the adjoining properties. 

[bookmark: _Hlk203664287]Following a detailed assessment of the proposal, pursuant to Section 4.16(1)(a) of the EP&A Act, DA-2/2025 is recommended for approval subject to the conditions contained at Attachment A of this report. 

1. THE SITE AND LOCALITY

1.1 The Site 

The subject development site (the Site) is known as 42A Beale Street, Georges Hall NSW 2198, and comprises of one allotment, Lot 101 in Deposited Plan 827530. The Site is irregularly shaped, has a total area of 21,720m2, and benefits from access via three street frontages – Beale Street to the south, Ashcroft Street to the east and Lionel Street to west (no pedestrian access). The Site is bound to the north by Henry Lawson Drive, however neither vehicular nor pedestrian access is provided as the area is densely vegetated. Similarly, the site contains an extensive number of trees, with over 31 located throughout the property. The Site is located within the R2 Low Density Residential Zone. 

The Site is improved by several buildings which contribute towards the three coexisting land uses: 
· HopePoint Christian School (educational establishment – K-6 Primary School) which comprises five (5) buildings - an administrative building, gymnasium/hall, two classroom buildings and “The Homestead”;
· HopePoint Pre-school (centre-based child care facility) which comprises a single storey pre-school building; and 
· Foursquare Gospel Church / HopePoint Church (place of public worship) which comprises a double storey church and administrative building. 

“The Homestead”, a double storey colonial Georgian building, and site as a whole are identified as a State heritage item (SHR #00448 “The Homestead Building and site”), within the Heritage Schedule of the Canterbury Bankstown Local Environmental Plan 2023 (item I143) and is on the Register of the National Trust of Australia. The site and building are one of the earliest permanent settlements in the area, and one of the oldest surviving estates of its kind in Sydney, dating from 1836-1837.
  
[image: ]
Figure 1: Site location – outlined in yellow   Source: NSW Planning Portal Spatial Viewer	
 
1.2 The Locality 

The immediate surrounding locality is zoned R2 Low Density Residential, RE1 Public Recreation and SP2 Infrastructure. Being within an established low density residential area, the area is typified by single and double storey dwelling houses and dual occupancy developments. The SP2 zone relates to Henry Lawson Drive, bounding the Site to the north as a road infrastructure facility. Ashcroft Reserve, a small public reserve, is the land zoned RE1 to the immediate east of the Site, and Mirambeena Regional Park is the larger area located to the north west. 
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Figure 2: Aerial view of 42A Beale Street, Georges Hall. Subject site outlines in red. 
Source: Nearmap. 
The Site is zoned R2 Low Density Residential. It experiences a fall to the north-west (in the direction of Henry Lawson Drive), and is flood affected, being impacted by both the probable maximum flood level and 100-year average recurring interval events. It is impacted by Class 5 acid sulfate soils and is located within 200m of a Class 1 zone. An Australian Noise Exposure Forecast (ANEF) of 20-25, as well as an obstacle limitation surface (OLS) of 51m apply to the Site due to its proximity to Bankstown Airport. It is within a designated bush fire prone area.
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Figure 3: Zoning Map of 42A Beale Street, Georges Hall; site outlined in yellow and is zoned R2 Low Density Residential. 
Source: NSW Planning Portal 2025.  

2. THE PROPOSAL AND BACKGROUND 

2.1 The Proposal 
	
The Development Application seeks approval for the demolition of Block D and associated tree removal, construction of new Block F with associated landscaping and site infrastructure, increase student numbers to 400 and staff to 33, and installation and removal of portable classroom building during demolition and construction periods. 

In summary, the proposed development includes the following components: 

Enabling Works: 

· Relocation of two (2) accessible parking spaces. 
· Installation of new one (1) storey portable classroom building within the existing carpark containing three (3) general learning areas, verandah with associated stairs and ramps. 

Main Works

· Tree removal and tree pruning
· Demolition of Block D and ancillary structures including pavement, fencing and seating 
· Construction of a new two (2) storey classroom building (Block F) containing ten (10) general learning areas 
· New concrete paving around the building and associated landscaping 
· New building identification signage 
· New site infrastructure including hydrant boosters and pump set, rainwater tank and on-site detention
· Increase in student numbers to 400 (an increase in 215 students)
· Increase in staff members to 33 (an increase in 11 staff)

Additional works 

· Removal of one (1) storey demountable building 
· Make good of on-site car park. 


Table 1: Development Data
	Control 
	Proposal

	Site area
	21,724 m2 

	GFA
	4889m2

	FSR 
	0.225:1

	Clause 4.6 Requests
	No  

	No of apartments
	Not Applicable 

	Max Height
	8.5m

	Car Parking spaces
	91 Parking Spaces

	Setbacks
	7.06m setback to Ashcroft Street (Eastern)
5.00m setback to Lionel Street (Northern)
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Figure 4: Proposed Block F – Artist’s Impression
Source: Architectural Drawing No. DA820, Revision 7 dated 29.05.2025
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Figure 4: Proposed Block F – Artist’s Impression
Source: Architectural Drawing No. DA820, Revision 7 dated 29.05.2025

2.2 Background
The development application was lodged on 9 January 2025. A chronology of the development application since lodgement is outlined below including the Panel’s involvement (briefings, deferrals etc) with the application:

Table 2: Chronology of the DA
	Date
	Event

	6 January 2025
	Application Submitted to Council 

	9 January 2025
	Lodgement 

	24 January 2025
	Internal Referrals Made

	24 January 2025
	DA referred to external agencies 

	29 January 2025
	Exhibition of the application for a period of 28 days  

	4 March 2025
	Panel briefing and site visit

	1 April 2025
	Request for Information from Council to applicant

	26 June 2025
	Amended plans lodged, which included the following changes:
· Building height
· Classroom design 
· Setbacks 
· Drop off and pick up arrangements 
· Bus zone extension 
· Archaeological assessment 
· Building design amendments to address heritage comments. 

The following documents were provided as par of the RFI response: 
· Architectural Plans – Amended 
· Landscape Plans – Amended 
· Stormwater Plans – Amended 
· Stormwater Management Report – Amended
· BCA Report – Amended 
· Access Report – Amended 
· Fire Safety Strategy – Amended 
· Statement of Heritage Impact – Amended 
· Archaeological Assessment – New 
· Archaeological Research Design – New 
· Arborist – Amended 
· Acoustic – Amended 
· Traffic Impact Assessment – Amended 
· Bus Zone Extension Advice Letter – New 

	27 June 2025
	Amended information re-referred to Heritage NSW and Councils Traffic Team 

	7 July 2025
	General Terms of Approval received from Heritage NSW

	18 July 2025
	Response received from Councils Traffic Team who raised concerns in relation to the impacts of the additional students proposed. 

	21 July 2025
	Request for Additional Information issued to the Applicant regarding the outstanding traffic matters.

	29 July 2025
	Outstanding information provided to Council. 

	29 July 2025
	Amended information re-referred to Councils Traffic Team 

	4 August 2025
	All outstanding referral responses received. 

	1 September 2025
	Panel determination meeting



3. STATUTORY CONSIDERATIONS 

When determining a development application, the consent authority must take into consideration the matters outlined in Section 4.15(1) of the Environmental Planning and Assessment Act 1979 (‘EP&A Act’). These matters as are of relevance to the development application include the following:

(a) the provisions of any environmental planning instrument, proposed instrument, development control plan, planning agreement and the regulations
(i)  any environmental planning instrument, and
(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 Planning Secretary has notified the consent authority that the making of the proposed instrument has been deferred indefinitely or has not been approved), and
(iii)  any development control plan, and
(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
(iv)  the regulations (to the extent that they prescribe matters for the purposes of this paragraph),
that apply to the land to which the development application relates,
(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,
(c) the suitability of the site for the development,
(d) any submissions made in accordance with this Act or the regulations,
(e) the public interest.

These matters are further considered below. 

It is noted that the proposal is considered to be (which are considered further in this report):

· Integrated Development (s4.46)

Heritage Act 1977

The proposal is nominated integrated development under 4.46 of the EP&A Act and accordingly requires approval under section 57 of the Heritage Act 1977, should the application be approved. Specifically, the site contains an item of State heritage significance (SHR #00448 “The Homestead Building and site”) and the proposed works would be located within the curtilage of the heritage item.

The initial development proposal was referred to the Heritage NSW for review who raised the following concerns: 

Historical Archaeology
The Application is required to be determined by the Sydney South Planning Panel. The Panel have queried the need for a historical archaeological assessment and if this could be something that was complete at a later stage?

Our Historical Archaeology team has advised that a Historical Archaeological Assessment is required upfront for this proposal. 

The Statement of Heritage Impact has not addressed archaeological potential or impact. 

Information in the Conservation Management Plan (JPA&D, 2024) indicates that there is considerable potential for archaeology across this site:

· The initial archaeological assessment found that despite a lack of documentary information “the site appears to present the potential for considerable archaeological material” (p.60)
· There is still significant potential for archaeological finds to be uncovered on other parts of the site not previously excavated. Where future works are to be undertaken on the site an archaeologist should be engaged to do a thorough assessment of the archaeological potential of the area of the proposed works. (p.61)

S60 application
Councils Heritage Officer would also like to confirm if the Applicant has submitted a Section 60 application and if so, where it is up to in terms of its assessment?

The Applicant has not submitted a s60 application because an Integrated Development has been submitted. The s60 application will be submitted following the approval of the IDA.

Additional matters
HNSW has completed its preliminary assessment of the proposal and requires the following matters to be addressed:

1. Building design
0. The proposed building is located within the historic curtilage of The Homestead and therefore impacts to views and setting need to be fully considered.
0. When viewed from the north, east and west, the new building is an over-scaled two-storey form that will overwhelm The Homestead. The following amendments are suggested to mitigate impacts to views and setting:
1. Site the building so that its footprint at the western end is no closer than the existing building. This will avoid excessive pruning and impact to the canopy form of the significant mature fig trees that are critical to protecting the setting of The Homestead.
1. Reduce the ridge height of the building by dropping the whole skillion roof by 1m. 
1. Reduce the bulk of the awning on the north and east elevation by replacing it with a slender skillion verandah that matches the pitch of the main skillion roof.
0. The amended design in relation to important views, scale, materials and building methods should have regard to HNSW government design guidelines including Design in Context: Guidelines for infill development in the historic environment.
0. The amended plans should detail the extent of excavation and fill required to accommodate the new building. 

A request for additional information dated 1 April 2025, Council raised a number of issues including those identified by Heritage NSW. Councils request identified the need for amendments and additional information, primarily concerning the archaeological significance of the site. In response, the applicant submitted revised documentation addressing the Heritage NSW concerns. 

Following a subsequent review of the amended proposal, the Heritage NSW issued General Terms of Approval (GTAs), indicating that the heritage-related matters had been satisfactorily resolved.


3.1 Environmental Planning Instruments, proposed instrument, development control plan, planning agreement and the regulations 

The relevant environmental planning instruments, proposed instruments, development control plans, planning agreements and the matters for consideration under the Regulation are considered below. 

(a) Section 4.15(1)(a)(i) - Provisions of Environmental Planning Instruments

The following Environmental Planning Instruments are relevant to this application:

· State Environmental Planning Policy (Biodiversity and Conservation) 2021;
· State Environmental Planning Policy (Industry and Employment) 2021;
· State Environmental Planning Policy (Planning Systems) 2021;
· State Environmental Planning Policy (Resilience and Hazards) 2021;
· State Environmental Planning Policy (Transport and Infrastructure) 2021;
· Canterbury-Bankstown Local Environmental Plan 2023; and
· Canterbury-Bankstown Development Control Plan 2023.

A summary of the key matters for consideration arising from these State Environmental Planning Policies are outlined in Table 3 and considered in more detail below.

It is noted that the proposal is integrated development as the development is located within the curtilage of a State Heritage item and therefore, it requires approval under Section 57 of the Heritage Act. The application was referred to Heritage NSW whereby general terms of approval (GTAs) were provided. 

It is also noted that the application requires concurrence (s4.13 of the EP&A Act) from Transport for NSW. During the assessment process, the application was referred to the external agency. Comments and advisory notes for consideration of Council were provided and form part of the development consent as contained at Attached A of this report. 

Table 3: Summary of Applicable Environmental Planning Instruments

	EPI

	Matters for Consideration

	Comply (Y/N)

	State Environmental Planning Policy (Biodiversity & Conservation) 2021
	· Chapter 2: Vegetation in non-rural areas
· Chapter 6: Water Catchments

	Y

	State Environmental Planning Policy (Industry and Employment) 2021
	· Chapter 3: Advertising and Signage
· Section 3.6 – granting consent to signage

	Y

	State Environmental Planning Policy (Planning Systems) 2021

	· Chapter 2: State and Regional Development 
· Schedule 6, Section 5
· Private infrastructure and community facilities over $5 million
	Y

	SEPP (Resilience & Hazards) 
	· Chapter 4: Remediation of Land

	Y

	State Environmental Planning Policy (Transport and Infrastructure) 2021

	Chapter 2: Infrastructure
· Section 2.122 - Traffic-generating development

· Chapter 3 Educational establishments and child care facilities

Part 3.7 – General Development Controls
· 3.58 – Traffic Generating Development 


	Y

	LEP
	· Clause 1.2 – Aims of plan 
· Clause 2.3 – Zone objectives and land use table
· Cause 4.3 – Height of buildings 
· Cause 4.4 – Floor space ratio
· Clause 5.10 – Heritage Conservation
· Cause 6.3 – Stormwater management and water sensitive urban design
· Cause 6.9 – Essential services

	Y

	DCP 
	· Chapter 2.1 - Site Analysis
· Chapter 2.2 - Flood Risk Management
· Chapter 2.3 - Tree Management
· Chapter 3.1 - Development Engineering Standards
· Chapter 3.2 - Parking
· Chapter 3.3 - Waste Management
· Chapter 3.6 - Signs
· Chapter 3.7 – Landscape
· Chapter 4 – Heritage 
· Chapter 10.2 - Schools
	Y



Consideration of the relevant EPI’s is outlined in further detail below: 

State Environmental Planning Policy (Biodiversity and Conservation) 2021
The proposal has been assessed against the relevant aims and objectives of the policy which seeks to protect remaining native vegetation within urban areas. The proposal remains consistent with the aims of the policy.
Chapter 2 Vegetation in non-rural areas
The proposal has 30 trees located within the vicinity of the works including two (2) trees located within the road reserve. Within the site two (2) trees have been identified as containing low retention values and three (3) Fig Trees are considered highly significant trees. The development seeks the removal of ten (10) trees within the site and is supported by an Arboricultural Impact Assessment prepared by Rain Tree Consulting. The proposed development was referred to Councils Tree Management Officer for assessment and was found to be supportable subject to compliance with the recommendations of the Arboricultural Impact Assessment Report, which recommends specific tree management recommendations and general tree protection requirements. As such the proposal is considered suitable with respect to the requirements of the SEPP. 

Chapter 6 Water catchments  

The subject site is located within the Georges River Catchment; therefore Chapter 6 applies to the site as outlined by Clause 6.1(c). Chapter 6 requires Council to be satisfied that the proposal will satisfy the relevant requirements of the chapter that apply to the application, and these were considered as part of the assessment process. 

Chapter 6 requires Council to be satisfied that the proposal will achieve the requirements of the following relevant clauses: 

6.6   Water quality and quantity

1) In deciding whether to grant development consent to development on land in a regulated catchment, the consent authority must consider the following—
(a)  whether the development will have a neutral or beneficial effect on the quality of water entering a waterway,
(b)  whether the development will have an adverse impact on water flow in a natural waterbody,
(c)  whether the development will increase the amount of stormwater run-off from a site,
(d)  whether the development will incorporate on-site stormwater retention, infiltration or reuse,
(e)  the impact of the development on the level and quality of the water table,
(f)   the cumulative environmental impact of the development on the regulated catchment,
(g)  whether the development makes adequate provision to protect the quality and quantity of ground water.
2) Development consent must not be granted to development on land in a regulated catchment unless the consent authority is satisfied the development ensures—
(a)  the effect on the quality of water entering a natural waterbody will be as close as possible to neutral or beneficial, and
(b)  the impact on water flow in a natural waterbody will be minimised.
3) Subsections (1)(a) and (2)(a) do not apply to development on land in the Sydney Drinking Water Catchment.
Note—
Part 6.5 contains provisions requiring development in the Sydney Drinking Water Catchment to have a neutral or beneficial effect on water quality.

6.10 Total catchment management 

In deciding whether to grant development consent to development on land in a regulated catchment, the consent authority must consult with the council of each adjacent or downstream local government area on which the development is likely to have an adverse environmental impact.

6.23   Demolition on certain land

(1)  This section applies to land—
(a)  in a regulated catchment, and
(b)  to which a local environmental plan that adopts the Standard Instrument does not apply.
(2)  Development that involves the demolition of a building or work may be carried out only with development consent. 

The documentation has been reviewed and it is considered that the development will not produce any unreasonable negative impact to the water quality, quantity or flooding within the Georges River Catchment. The stormwater design for the development includes the provision for on-site stormwater detention system. The proposal has been designed to ensure satisfactory stormwater management for the development and site that would not adversely impact adjoining properties. The stormwater design for the development seeks to provide an on-site detention system.

On the basis of the documentation submitted and reviewed by Council, the proposal is considered to satisfy the requirements of Chapter 6 of the SEPP. The proposal would not result in any adverse impact on the catchment as a result of the approval of the application, subject to compliance with the approved stormwater drainage design and the recommended conditions of consent.  

State Environmental Planning Policy (Resilience and Hazards) 2021 

The provisions of Chapter 4 of State Environmental Planning Policy (Resilience and Hazards) 2021 (‘the Resilience and Hazards SEPP’) have been considered in the assessment of the development application. The Resilience and Hazards SEPP aims to promote the remediation of contaminated land for the purposes of reducing risk to human health or any other aspect of the environment. Clause 4.6 of the Resilience and Hazards SEPP requires a consent authority, prior to granting consent to the carrying out of any development on that land, to consider whether the land is contaminated, and if the land is contaminated, it is satisfied that the land is suitable in its contaminated state (or will be suitable, after remediation) for the purpose for which the development is proposed to be carried out. 

Council’s assessment concludes that the site is suitable for the proposed development and land use, and the application is consistent with SEPP (Resilience and Hazards) 2021, subject to relevant conditions of consent being imposed in relation to unexpected finds of contaminated material during site works; refer to Attachment A. 

State Environmental Planning Policy (Transport and Infrastructure) 2021

State Environmental Planning Policy (Transport and Infrastructure) 2021 (TISEPP) aims to facilitate the effective delivery of infrastructure across the State. Chapter 2 of State Environmental Planning Policy (Transport and Infrastructure) 2021 applies to infrastructure and aims to facilitate the effective delivery of infrastructure across the State.
Impact of road noise or vibration on non-road development
The provisions of Section 2.120 (Impact of road noise or vibration on non-road development) of State Environmental Planning Policy (Transport and Infrastructure) 2021 apply to the submitted application as the annual average daily traffic volume along the section of Henry Lawson Drive (adjacent to the sites northern boundary) is more than 20,000 vehicles.
The application was referred to Councils Environmental Health Officer and Traffic Officer who raised no concerns with regard to the acoustic report provided, and as such conditions of consent were provided in support of the proposal. 
Traffic Generating Development 
The proposal is considered to be ‘traffic generating development’ in accordance with s3.58 and s2.122 of the TISEPP.
The application was referred to Transport for New South Wales who raised no concerns with the proposal. 

Chapter 3 Educational Establishments 

Part 3.1 – Aims of Chapter 
The aim of this Policy is to ‘facilitate the effective delivery of educational establishment across the State’ through the provision of a consistent planning and design framework for such applications and ‘allowing for the efficient development, redevelopment or use of surplus government owned land’. 
The aims of this Policy are achieved as this EPI takes precedence over Council’s controls by virtue of clause 3.1(f) and provides for a singular planning framework.
Clause 3.34(1) - Definition of “prescribed zone” 
R2 Low Density Residential is a prescribed zone. 
3.36 – Schools – Development permitted with consent 
Clause 3.36(1) Development for the purpose of a school may be carried out by any person with development consent on land in a prescribed zone.
Clause 3.36(6) notes that before determining a development application for the purpose of a school and ancillary facilities to a school, the consent authority must take into consideration the design quality of the development in accordance with the principles (in Schedule 8) and, whether the development enables the use of school facilities (including recreational facilities) to be shared with the community. 
· Principle 1 – Responsive to context 

The site is integrated development with The Homestead sitting in the centre of the site. The proposed building appropriately responds to the sites historic character and ensure the views to the homestead are maintained. 
The development has been designed to follow the natural slope of the site and does not propose excessive cut or fill. The submitted landscape plan includes 10 tree removals, and 13 tree replacements, as well as a combination of shrubs and groundcovers around the development. 
· Principle 2 - Sustainable, efficient and resilient

The development is not considered to significantly alter the consumption of water and natural resources. 
The proposed works include a rainwater tank for rainwater reuse and toilet flushing. 
· Principle 3 – Accessible and inclusive 

An access report has been submitted and referred to Council’s Building Surveyors for comment. Council’s Building Surveyors as satisfied with the proposal, subject to conditions.
· Principle 4 – Healthy and safe 

The development provides an accessible and welcoming environment, which integrates adequate bathroom facilities, water stations, stairs, ramps and lifts into the overall design. 
Council’s Traffic Officer has reviewed the application and is satisfied that the proposed development appropriately addresses health and safety considerations for users within the site and its surrounding public domain, in accordance with Principle 4 of the Transport and Infrastructure SEPP.

· Principle 5 – Functional and Comfortable 

The design prioritises comfortable, engaging, and accessible spaces that support diverse educational activities. The proposal considers amenity by optimising sunlight, natural ventilation, inclusion of landscaping, and ensuring visual and acoustic privacy. The school includes well-planned indoor learning areas, with easy access to services and sufficient storage.

· Principle 6 – Flexible and adaptive 

The proposed classrooms are adaptable and can be utilised by different groups/cohorts.
· Principle 7 – Visually appealing

The proposal is in character with the surrounding locality in terms of building design and finishes.
The proposed landscape design is considered acceptable and appropriately compliments the proposal. 




State Environmental Planning Policy (Industry and Employment) 2021


Table 4: Consideration of the Industry and Employment SEPP Controls

	STATE ENVIRONMENTAL PLANNING POLICY (INDUSTRY AND EMPLOYMENT) 2021
CHAPTER 3 ADVERTISING AND SIGNAGE

	
	Compliance

	
	Y
	N
	N/A

	Part 3.1 Preliminary

	3.1 Aims, objectives etc.

	(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.
	The proposed signage is considered to be compatible with the desired amenity and visual character of the area, providing effective communication in an appropriate location. Additionally, the signage is of a high-quality design and finish, thereby satisfying the objectives outlined in section 3.1(1)(a).
	Y
	
	

	(b) to regulate the display of advertisements in transport corridors, and
	Not applicable
	
	
	N/A

	3.6   Granting of consent to signage

	A consent authority must not grant development consent to an application to display signage unless the consent authority is satisfied—
(a) that the signage is consistent with the objectives of this Chapter as set out in section 3.1(1)(a), and
(b) that the signage the subject of the application satisfies the assessment criteria specified in Schedule 5.
	The application meets both requirements, and the proposed signage is deemed satisfactory.

	Y
	
	

	SCHEDULE 5 ASSESSMENT CRITERIA

	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?
	The proposed signage is consistent with what would typically be expected of an educational establishment located within a low density residential zone. 

The proposed signed is intended solely for the identification of the educational establishment and will not be used for advertising purposes. 
	Y
	
	

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

	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?
	The signage is not expected to create visual clutter or disrupt the visual quality of the area. It should be noted that the signage is not located within the visual curtilage of The Homestead.


	Y
	
	

	Views and vistas

	 Does the proposal obscure or compromise important views?
	The proposed signage will not adversely impact any existing views or vistas, including key sightlines to and from The Homestead. 
	Y
	
	

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

	 Does the proposal respect the viewing rights of other advertisers?
	
	
	
	

	Streetscape, setting or landscape

	 Is the scale, proportion and form of the proposal appropriate for the streetscape, setting or landscape?
	The signage is of an appropriate scale, proportion and form, ensuring it integrates well with the proposed structure, landscaped elements and low-density residential character of the area. 
	Y
	
	

	 Does the proposal contribute to the visual interest of the streetscape, setting or landscape?
	The proposed signage adds visual interest to the streetscape, provides appropriate information for visitors, and establishes a clear address to the street. 
	Y
	
	

	 Does the proposal reduce clutter by rationalising and simplifying existing advertising?
	The proposed signage does not result in visual clutter within the sites frontage.
	Y
	
	

	 Does the proposal screen unsightliness?
	The signage does not seek to screen any unsightly elements. 
	Y
	
	

	 Does the proposal protrude above buildings, structures or tree canopies in the area or locality?
	The signage does not protrude above any existing structures or buildings. 
	Y
	
	

	 Does the proposal require ongoing vegetation management?
	The signage does not require ongoing vegetation management 
	
	
	N/A

	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?
	The signage is compatible with the scale, proportion and characteristics of both the site and building.
	Y
	
	

	 Does the proposal respect important features of the site or building, or both?
	The proposed signage adds visual interest to the streetscape, provides appropriate information for visitors, and establishes a clear address to the street.
	Y
	
	

	 Does the proposal show innovation and imagination in its relationship to the site or building, or both?
	The proposal adopts an appropriate design that complements the site and building. 
	Y
	
	

	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?
	No associated devices are proposed as part of this Development Application. 
	
	
	N/A

	Illumination

	 Would illumination result in unacceptable glare?
	No illumination proposed as part of this Development Application. 
	
	
	N/A

	 Would illumination affect safety for pedestrians, vehicles or aircraft?
	
	
	
	

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

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

	 Is the illumination subject to a curfew?
	
	
	
	

	Safety

	 Would the proposal reduce the safety for any public road?
	The signage will not result the safety of any public road. 
	Y
	
	

	 Would the proposal reduce the safety for pedestrians or bicyclists?
	The signage will not result the safety for pedestrians or bicyclists. 
	Y
	
	

	 Would the proposal reduce the safety for pedestrians, particularly children, by obscuring sightlines from public areas?
	The signage will not obscure any sightlines from public areas. 
	Y
	
	

	Conclusion: The proposed signage has been assessed against the relevant provisions of Chapter 3 and the criteria outlined in Schedule 5 of the State Environmental Planning Policy (Industry and Employment) 2021. The proposal is considered to be consistent with the objectives of the Policy and satisfies all applicable assessment criteria. Accordingly, the signage is deemed to comply with the relevant controls.



State Environmental Planning Policy (Planning Systems) 2021 

Chapter 2: State and Regional Development 

The Planning Systems SEPP identifies development that is State significant infrastructure and critical State significant infrastructure.

The estimated development cost of the proposed project is $13,055,656. The proposal is regionally significant development pursuant to Clause 2.19(1) as it satisfies the criteria in Section 4 of Schedule 6 of the Planning Systems SEPP, as the proposal is development carried out by or on behalf of the Crown (within the meaning of Division 4.6 of the Act) that has an estimated development cost of more than $5 million. Accordingly, the application must be reported to the Sydney South Planning Panel for determination. 

Canterbury-Bankstown Local Environmental Plan 2023

The relevant local environmental plan applying to the site is the Canterbury-Bankstown Local Environmental Plan 2023 (‘the LEP’). The aims of the LEP include the following:

Clause 1.2 Aims of Plan
1. This Plan aims to make local environmental planning provisions for land in Canterbury-Bankstown in accordance with the relevant standard environmental planning instrument under section 3.20 of the Act.
1. The particular aims of this Plan are as follows – 
1. to protect and promote the use and development of land for arts and cultural activity, including music and other performance arts,
0. to manage growth in a way that contributes to the sustainability of Canterbury-Bankstown,
0. to protect landforms and enhance vegetation, especially foreshores and bushland, in a way that maintains the biodiversity values and landscape amenity of Canterbury-Bankstown,
0. to identify, conserve and protect the Aboriginal, natural, cultural and built heritage of Canterbury-Bankstown,
0. to provide development opportunities that are compatible with the desired future character and amenity of Canterbury-Bankstown,
0. to restrict development on land that is sensitive to urban and natural hazards,
0. to provide a range of residential accommodation to meet the changing needs of the population,
0. to provide a range of business and industrial opportunities to encourage local employment and economic growth and retain industrial areas,
0. to create vibrant town centres by focusing employment and residential uses around existing centres and public transport,
0. to provide a range of recreational and community service opportunities and open spaces to meet the needs of residents of and visitors to Canterbury-Bankstown,
0. to achieve good urban design in terms of site layouts, building form, streetscape, architectural roof features and public and private safety,
0. to ensure activities that may generate intensive car usage and traffic are located near public transport that runs frequently to reduce dependence on cars and road traffic,
0. to consider the cumulative impact of development on the health of the natural environment and waterways and on the capacity of infrastructure and the road network,
0. to support healthy living and enhance the quality of life and the social well-being and amenity of the community,
0. to ensure development is accompanied by appropriate infrastructure,
0. to promote ecologically sustainable development.

For the reasons set out below the proposed development is consistent with the relevant aims of the CBLEP 2023.
Clause 2.3 Zone objectives and Land Use Table
Clause 2.3(2) in CBLEP 2023 requires the consent authority to have regard to the objectives for development in a zone when determining a development application in respect of land within the zone.
The objectives of the R2 Low Density Residential zone are: 
· To provide for the housing needs of the community within a low density residential environment.
· To enable other land uses that provide facilities or services to meet the day to day needs of residents.
· To allow for certain non-residential uses that are compatible with residential uses and do not adversely affect the living environment or amenity of the area.
· To ensure suitable landscaping in the low density residential environment.
· To minimise and manage traffic and parking impacts.
· To minimise conflict between land uses within this zone and land uses within adjoining zones.
· To promote a high standard of urban design and local amenity
The proposed development meets the objectives of the R2 zone as it provides for a non-residential land use that provides educational services to meet the day to day needs of residents.  
LEP Assessment of controls and development standards 
The LEP also contains controls relating to development standards, miscellaneous provisions and local provisions.
Clause 5.10 Heritage 
The subject site is identified as a State Significant Item (Item No. 00448) and is listed on the New South Wales State Heritage Register. The site has State significance as evidence of one of the earliest surviving estates in the Sydney basin and the earliest known surviving building in the Bankstown area, with the original dwelling, known as The Homestead, dating from 1837. The Homestead was given a Permanent Conservation Order No. 448 by the Heritage Council of NSW, which was published in the Government Gazette on 4 August 1989. The statement of significance for the site reads as follows:

It is a fine example of Australian Georgian architecture and retains many of its former qualities and characteristics typical of its period and style. It has important associations with the renowned Johnston family. It was the second Johnston house built on this land with the first house being affected by flooding. Its location on the rise above the river and floodplain, demonstrates the settlers' adaptation to their environment. The Homestead is the earliest remaining house in the Bankstown district. It is also evidence of the earliest permanent settlement in the area.

Council acknowledges that the site is of State heritage significance and that the proposed development is located within the curtilage of the heritage item. The applicant has submitted a comprehensive Conservation Management Plan (CMP) and Statement of Heritage Impact (SoHI), which demonstrate that the proposal aligns with relevant heritage policies and guidelines and will not adversely affect the heritage significance of the site.

In accordance with Clause 5.10 of the Canterbury Bankstown Local Environmental Plan 2023, Council has assessed the heritage impacts of the proposal. The initial application was referred to the Heritage NSW for review, which resulted in a request for amendments and additional information, primarily concerning archaeological aspects of the site. The applicant provided the requested amendments, and the revised proposal was subsequently re-referred to the Heritage NSW. Following this review, the Heritage NSW issued General Terms of Approval (GTA).

Council’s Heritage Officer has also reviewed the final proposal and raised no concerns, subject to the implementation of the GTAs issued by Heritage NSW. Council is therefore satisfied that the heritage impacts have been appropriately addressed.

The controls relevant to the proposal are considered in Table 5 below.
Table 5: Consideration of the LEP Controls
	Control
	Requirement 
	Proposal
	Comply

	Height of buildings 
(cl.4.3(2))
	Max. height of 9 metres
	· Proposed height 8.5m

	Yes

	FSR 
(cl.4.4(2))
	Max. FSR of 0.4:1
	· Site area: 21,724m2
· GFA: 4889m2
· Proposed FSR 0.225:1

	Yes

	Stormwater Management (cl.6.3)
	To avoid or minimise the adverse impacts of urban stormwater on land to which this clause applies and on adjoining properties, native bushland, waterways and ground water systems. 
	The proposed stormwater drainage design, which includes an on-site stormwater detention system, has been assessed by Council’s Development Engineer. The impacts of stormwater runoff have been considered as part of the assessment of the application. The stormwater drainage design is deemed satisfactory and conditions of consent are recommended by Council’s Development Engineer. 
	Yes

	Airspace operations (cl.6.8)
	(1) The objective of this clause is to protect airspace around airports. 
(2) The consent authority must not grant development consent to development that is a controlled activity within the meaning of Division 4 of Part 12 of the Airports Act 1996 of the Commonwealth unless the applicant has obtained approval for the controlled activity under regulations made for the purposes of that Division. 
	The application was referred to Bankstown Airport for comment, and Aeria Management Group (Bankstown Airport Pty Limited) confirmed that the proposed development, with a reduced level (RL) of 23.751 metres, has been assessed against the Prescribed Airspace for Bankstown Airport and does not infringe the Obstacle Limitation Surface (OLS) limits.

On this basis Bankstown Airport Pty Limited raised no objections to the proposed building construction. 
	Yes

	Essential services
(cl.6.9)
	Aims to ensure services that are essential for the development are available or that adequate arrangements have been made to make them available when required. 
	The proposed development will be serviced by all essential services as required of this section. The provision of stormwater drainage and management has been designed to ensure compliance with Council’s stormwater drainage requirements. 
	Yes



As demonstrated in the table above, the proposal is consistent with the relevant LEP controls. 
(b) Section 4.15 (1)(a)(ii) - Provisions of any Proposed Instruments

There are no applicable draft environmental planning instruments. 

(c) Section 4.15(1)(a)(iii) - Provisions of any Development Control Plan

The following Development Control Plan is relevant to this application:

· Canterbury-Bankstown Development Control Plan 2023 (‘the DCP’)

The Canterbury-Bankstown Development Control Plan 2023 is relevant to this application. The following provides a summarised discussion of the key provisions of this plan:
Chapter 2.1 – Site Analysis 

Chapter 2.1 of the Canterbury Bankstown Development Control Plan 2023 outlines the requirement for a comprehensive site analysis to inform the design and assessment of development proposals. The proposal is accompanied with a site analysis plan which appropriately reflects the subject site. 

Chapter 2.2 – Flood Risk Management 

The subject site is identified as flood affected; however, the proposed development maintains full compliance with Chapter 2.2 – Flood Risk Management of the Canterbury Bankstown Development Control Plan 2023. The design and siting of the development ensure that there will be minimal impact on the existing flood affectation within the site. 

It is further noted that the area designated for development is located outside the portions of the site identified as being impacted by flooding, thereby reducing potential flood-related risks and ensuring the proposal remains consistent with relevant planning and safety requirements.




Chapter 2.3 – Tree Management

The proposal has 30 trees located within the vicinity of the works including two (2) trees located within the road reserve. Within the site two (2) trees have been identified as containing low retention values and three (3) Fig Trees are considered highly significant trees. The development seeks the removal of ten (10) within the site and is supported by an Arboricultural Impact Assessment prepared by Rain Tree Consulting. 

The proposed development was referred to Councils Tree Management Officer for assessment and was found to be supportable subject to compliance with the recommendations of the Arboricultural Impact Assessment Report, which recommends specific tree management recommendations and general tree protection requirements.

Chapter 3.1 – Development Engineering Standards

An assessment of Chapter 3.1 – Development Engineering Standards of the Canterbury Bankstown Development Control Plan 2023 has been undertaken as part of the development proposal. The application was referred to Council’s Development Engineer, who raised no concerns regarding the proposed development or the associated drainage system. 

The design demonstrates appropriate stormwater management in accordance with Council’s requirements and relevant engineering standards. The development is subject to conditions of consent to ensure ongoing compliance with stormwater and drainage controls throughout the construction and operational phases of the development. 

Chapter 3.2 – Parking 

The proposed development has been assessed against the relevant parking controls of the Canterbury Bankstown Development Control Plan 2023, with particular reference to the applicable parking rate of one car space per employee or classroom, whichever is greater. Additionally, consideration has been given to the existing 40-place childcare centre on site, which requires one space per four children, equating to a need for 10 car spaces. Both parking rates have been considered in conjunction as part of the comprehensive parking assessment for this development. 

A total of 91 on-site parking spaces are existing, which accommodates the requirements of all on-site operations and complies with the applicable DCP parking standards. 

Furthermore, the Traffic Impact Assessment prepared by Bitzios has assessed parking availability during both the construction phase, when a portable classroom will temporarily occupy part of the car park, and the operational phase, once the portable classroom is removed and Block F is in use. The assessment confirms that sufficient parking will be available throughout both phases of the project, maintaining compliance with the DCP.

Chapter 3.3 – Waste Management 

The proposal demonstrates consistency with the relevant controls within Chapter 3.3 of the Canterbury Bankstown Development Control Plan 2023, relating to the adequate provision of waste facilities and ability for collection. 




Chapter 3.6 – Signs 

The proposal generally complies with Chapter 3.6 – Signage of the Canterbury Bankstown Development Control Plan 2023, with the exception of the control relating to the maximum permissible size of signage, which is limited under the DCP to 1.2m x 0.6m. As part of the development, two (2) business identification signs have been integrated into the design of Block F.

 While these signs exceed the specified size limits and therefore do not strictly comply with the numerical development controls, they are consistent with the objectives of Chapter 3.6 for several reasons. The signage is reflective of the type typically associated with educational establishments, is architecturally integrated into the building’s design, and complements the desired amenity and visual character of the Georges Hall locality. 

Furthermore, the signage is of high quality, appropriately scaled in the context of the building, and does not contribute to visual clutter. On this basis, the proposed signage is suitable and acceptable in the context of the overall development.

Chapter 3.7 – Landscape 

The proposal complies with the relevant controls outlined in Chapter 3.7 – Landscaping of the Canterbury Bankstown Development Control Plan 2023. Landscape plans have been prepared in support of the application, demonstrating a well-considered and appropriate landscape design that complements both the existing development and the proposed new Block F. 

The landscaping is thoughtfully integrated across the site, enhancing the overall visual amenity while remaining consistent with the site's heritage values. As part of the proposal, 13 new canopy trees will be planted to offset the removal of existing trees, ensuring a balanced and sustainable landscape outcome in line with the DCP requirements.

Chapter 4 – Heritage 

The proposal has been reviewed in accordance with Chapter 4 of the DCP. Both, Council’s Heritage Officer and Heritage NSW raised no objections, provided the General Terms of Approval are implemented. The proposal respects the heritage significance of the site and complies with the relevant heritage provisions of the DCP.
Table 6: Consideration of the DCP Controls
	CANTERBURY BANKSTOWN DEVELOPMENT CONTROL PLAN 2023
CHAPTER 10 OTHER DEVELOPMENT
10.2 SCHOOLS

	
	Compliance

	
	Y
	N
	N/A

	3.1
	Development for the purpose of schools must not result in a street in the vicinity of the site to exceed the environmental capacity maximum. If the environmental capacity maximum is already exceeded, the development must maintain the existing level of absolute delay of that street.
	The application was referred to Council’s Traffic Officer for assessment. A thorough review of the submitted Traffic Report was undertaken, with specific attention given to the environmental capacity of the surrounding street network. Based on the documentation provided, no concerns were raised regarding environmental capacity, provided that appropriate conditions of consent are imposed to ensure ongoing compliance.
	Y
	
	

	3.2
	Development for the purpose of schools must not result in a street intersection in the vicinity of the site to have a level of service below Level B. If the existing level of service is below Level B, the development must maintain the existing level of absolute delay of that street intersection.
	The application was reviewed by Council’s Traffic Officer, with a focus on intersection performance. The assessment confirmed that the proposed development will not reduce the level of service at nearby intersections, nor increase delays where intersections are already operating below Level B. No concerns were raised, subject to appropriate conditions of consent.
	Y
	
	

	3.3
	For the purpose of clauses 3.1 and 3.2, applications must submit a Traffic Impact Study based on the RTA Guide to Traffic Generating Developments to determine existing site conditions 
	Council’s Traffic Officer reviewed the submitted Traffic Impact Study and found it satisfactorily addressed all relevant traffic matters. No objections were raised, provided appropriate conditions of consent are applied to manage traffic impacts.
	Y
	
	

	4.1
	Development for the purpose of schools within Zone R2 Low Density Residential, Zone R3 Medium Density Residential or Zone R4 High Density Residential must ensure the site is at least 40m wide at the front building line. 
	The proposed development is located on an existing school site within an R2 Low Density Residential zone, meeting frontage requirements. It provides adequate off-street parking, safe internal circulation for all vehicle types, and maintains pedestrian and cycle networks. Dedicated bus bays, student drop-off zones, and emergency access are well integrated, ensuring safe and efficient site operations in line with planning controls.
	Y
	
	

	4.3
	The gross floor area of classrooms in primary schools must not exceed 3.8m2 per student. In this clause, classroom means a room in which classes meet or are taught.
	2.5m2 per student is provided in each classroom. 
	Y
	
	

	4.6
	Council will determine the storey limit for schools based on the scale of the street and the surrounding buildings.
	The proposed development is of an appropriate scale, having carefully considered the character and height of adjacent structures and the broader streetscape. 
	Y
	
	

	4.8
	The minimum setback for schools (including car parks and basements) to the primary and secondary street frontages in Zone R2 Low Density Residential, Zone R3 Medium Density Residential, Zone R4 High Density Residential and Zone SP2 Infrastructure is:
	Minimum setback

	Primary street frontage
	9m or a distance equal to the proposed maximum building height, whichever is the greater.



	See Note 1 below.
	
	N
	

	4.9
	The minimum side and rear setback for schools in Zone R2 Low Density Residential, Zone R3 Medium Density Residential, Zone R4 High Density Residential and Zone SP2 Infrastructure is 5m or a distance equal to the proposed maximum building height, whichever is the greater.
	See Note 2 below.
	
	N
	

	4.12
	Development for the purpose of schools within Zone R2 Low Density Residential, Zone R3 Medium Density Residential, Zone R4 High Density Residential and Zone SP2 Infrastructure must provide deep soil zones that have the following minimum widths around the boundary of the site
	Minimum width of deep soil zone. 

	Primary street frontage. 
	9m

	Side and rear
	5m

	The deep soil zones must be landscaped by way of deep soil plantings and canopy trees.



	 See Note 3 below.
	
	N
	

	4.14
	Development for the purpose of primary schools must dedicate at least 12m2 of site area per student for the exclusive use of free play areas. The minimum size of the free play areas must equate to the greatest number of students that could use the free play areas at any one time. The free play areas must locate at ground level. In this clause, free play areas mean outdoor useable spaces and playing fields that are for the use of students for physical activities and team games.
	A total outdoor play space of 5,150m2 is provide on the site. Based on a total student population of 400 primary school students, this is equivalent to 12.875m2 per students which exceeds the minimum requirement of 12m² per student for primary schools.
	Y
	
	

	4.17
	Schools must be easily accessible to people with disabilities and must comply with the Building Code of Australia and Australian Standard AS 1428.1–2021, Design for access and mobility.
	Facility is proposed to be accessible. 
	Y
	
	

	4.19
	The minimum number of car parking spaces required for schools is: 
(a) one car space per employee or classroom, whichever is the greater
	The proposed development includes 33 staff members, generating a requirement for 33 car parking spaces. The existing on-site parking arrangement is to remain unchanged and has been assessed as sufficient to accommodate the proposed staffing levels. 
	Y
	
	

	5.4
	The design of buildings must ensure that: 
(a) At least one living area of a dwelling on an adjoining site must receive a minimum three hours of sunlight between 8.00am and 4.00pm at the midwinter solstice. Where this requirement cannot be met, the development must not result with additional overshadowing on the affected living areas of the dwelling. 
(b) A minimum 50% of the required private open space for a dwelling that adjoins a development receives at least three hours of sunlight between 9.00am and 5.00pm at the equinox. Where this requirement cannot be met, the development must not result with additional overshadowing on the affected private open space.
	The proposed development complies with solar access controls, ensuring no adverse impact on adjoining dwellings. Required sunlight to living areas and private open spaces is maintained in accordance with the control. 
	Y
	
	



Note 1 – Clause 4.8 – Setbacks 

The proposal provides a 7-metre setback to Ashcroft Street, which does not comply with the prescribed 9-metre minimum. However, the reduced setback is acceptable in this instance, as the design remains consistent with the objectives of Chapter 10.2 of the DCP.

The proposal reflects a built form that is compatible with the surrounding R2 Low Density Residential zone and incorporates opportunities for deep soil planting and landscaping around the site. The setback maintains an appropriate relationship with the streetscape and supports the intended character and amenity outcomes for the locality.

Note 2 – Clause 4.9 – Setbacks 

The proposed development provides a 5-metre setback to Lionel Street, with a building height of 8.5 metres. While the setback does not exceed the building height, it meets the minimum numerical requirement of 5 metres. 

In this context, the setback is acceptable and consistent with the intent of the DCP, maintaining appropriate spatial separation and contributing positively to the site's interface with the surrounding residential zone.

Note 3 – Clause 4.12 – Deep Soil 

The proposed development includes a 5-metre deep soil zone along the side setback, meeting the minimum requirements for schools within residential and infrastructure zones. While the 9-metre deep soil zone at the primary street frontage is not fully achieved due to the presence of an existing concrete driveway, the proposal incorporates deep soil planting and canopy trees around this area. This landscaping strategy complements the existing site layout and supports the intent of the deep soil provisions. It is consistent with the objectives of Chapter 10.2 of the Development Control Plan (DCP). 

DCP Summary 

The Canterbury Bankstown Development Control Plan 2023 includes a range of requirements relating to site analysis, location and traffic management, site layout and building envelopes, energy efficiency and urban design, acoustic privacy, landscaping, safety and security, and site facilities. 

The application demonstrates consistency and compliance with these provisions through a comprehensive site analysis, appropriate traffic and access arrangements, a well-considered building layout, energy-efficient and accessible design, acoustic treatments, integrated landscaping, and safe, functional site facilities. While minor non-compliances were identified in relation to setbacks and deep soil zones, these have been justified through the overall design response and are acceptable in the context of the site and locality. 

The proposal aligns with the DCP’s objectives and supports the intended character, amenity, and functionality of the surrounding residential area.


The following contributions plans are relevant pursuant to Section 7.18 of the EP&A Act and have been considered in the recommended conditions (notwithstanding Contributions plans are not DCPs they are required to be considered):
· Canterbury-Bankstown Local Infrastructure Contributions Plan 2022

This Contributions Plan has been considered and included the recommended draft consent conditions. 
(d) Section 4.15(1)(a) (iiia) – Planning agreements under Section 7.4 of the EP&A Act

There have been no planning agreements entered into and there are no draft planning agreements being proposed for the site. 
(e) Section 4.15(1)(a)(iv) - Provisions of Regulations

The proposed development is consistent with the applicable provisions contained in the Environmental Planning and Assessment Regulation 2021. The relevant provisions have been considered and are addressed in the recommended draft conditions (where necessary). 

6.7 Section 4.15(1)(b) - Likely Impacts of Development

The likely impacts of that development, including environmental impacts on both the natural and built environments, and social and economic impacts in the locality must be considered. In this regard, potential impacts related to the proposal have been considered in response to SEPPs, LEP and DCP controls outlined above and the Key Issues section below. 

The consideration of impacts on the natural and built environments includes the following:

· Context and setting – It has been demonstrated that the proposal is contextually appropriate. The proposal is generally consistent with the context of the site with an appropriate distribution of built form. The proposal is consistent with the character of the wider locality and fits within the streetscape.

· Access and traffic – The proposal seeks to increase student enrolment to 400, representing an uplift of 215 students. This increase is expected to generate additional traffic demand in the vicinity of the site. A traffic report has been submitted in support of the application which considers traffic generation and impacts on the local road network.   

· Heritage – The site is identified as an item of State heritage significance (SHR #00448 “The Homestead Building and site”) on the State Heritage Register (SHR) under the Heritage Act 1977. A thorough review of the Heritage Impact Statement was undertaken, which noted the following: 

· Separation and Temporariness: The proposed single-storey portable classroom is situated more than 3 metres from the nearest heritage outbuilding and is intended as a temporary structure. As such, its impact on The Homestead, the two historic outbuildings, and the horse trough is considered negligible.
· No Physical Impact: The development does not involve any physical alterations or intrusions into the heritage fabric of The Homestead, the historic outbuildings, or the horse trough.
· Visual Separation: The new building is positioned at a sufficient distance from The Homestead and is visually screened by existing mature trees located to the north-east of the heritage item.
· Architectural Approach: The building employs a contemporary architectural style that deliberately avoids imitation of The Homestead, thereby maintaining a clear distinction between old and new.
· View Corridors: The proposed structure does not obstruct any significant views to or from The Homestead, nor does it intrude upon key view corridors connecting the site to the public domain.

· Construction – The potential impacts from construction and site works have been adequately mitigated in recommended conditions of consent, as contained in Attachment A under heading ‘During Building Work’, which include conditions relating to hours of construction work, hoarding fences, safety during excavation works, and compliance with the recommendations of the acoustic report. 

· Cumulative impacts – The proposed development will not result in any adverse cumulative impact. It is generally compliant with relevant planning policies and controls. The development is not considered to produce any unacceptable adverse effects. 

Accordingly, the proposal will not result in any significant adverse impacts in the locality as outlined above, subject to adherence with the recommended conditions of consent as at Attachment A. 

6.8 Section 4.15(1)(c) - Suitability of the site

The site is suitable for the proposed development. The proposal fits well within the locality, delivering a high-quality, long-life building that complements the established site layout and preserves important heritage elements such as The Homestead’s views and curtilage. With the implementation of stormwater infrastructure, acoustic fencing, and traffic management measures, the site will effectively support the proposed use. There are no planning or environmental constraints that would hinder the development. In this regard, it can be concluded that the proposal fits into the locality and the site attributes are conducive for the development.

6.9 Section 4.15(1)(d) - Public Submissions

One (1) submission was received which is considered in Section 7 of this report. 

6.10 Section 4.15(1)(e) - Public interest

The proposed development does not compromise the public interest. It supports the expansion of educational facilities by providing new learning spaces and enhancing accessibility for student well-being. The proposal avoids over-intensification of use and delivers high-quality design and improved environmental outcomes. 

7 REFERRALS AND SUBMISSIONS 

7.6 Agency Referrals and Concurrence 

The development application has been referred to various agencies for comment/concurrence/referral as required by the EP&A Act and outlined below in Table 7. 

There are no outstanding issues arising from these concurrence and referral requirements subject to the imposition of the recommended conditions of consent being imposed. 

Table 7: Concurrence and Referrals to agencies
	Agency
	Concurrence/
referral trigger
	Comments 
(Issue, resolution, conditions)
	Resolved


	Referral/Consultation Agencies 

	TfNSW
	SEPP (Transport & Infrastructure) 2021, s2.122 Traffic-generating development
	Approved (with conditions)
	Yes

	Bankstown Airport 
	Canterbury Bankstown Local Environmental Plan 2023, Clause 6.7
	No objections raised. 
	Yes

	Integrated Development (S 4.46 of the EP&A Act)

	Heritage NSW
	Heritage Act 1977, s.57 – Effect of interim heritage orders and listing on State Heritage Register
	Approved (with General Terms of Approval)
	Yes



7.7 Council Officer Referrals

The development application has been referred to various Council officers for technical review as outlined Table 8. 

Table 8: Consideration of Council Referrals
	Officer
	Comments
	Resolved 

	Development Engineer 
	Council’s Development Engineer has reviewed the proposed development, and no objection is raised to the final design proposed, subject to recommended conditions imposed on any consent granted, as contained in Attachment A.
	Yes

	Traffic Officer
	Council’s Traffic Officer has reviewed the proposed development, and no objection is raised to the final design proposed, subject to recommended conditions imposed on any consent granted, as contained in Attachment A.
	Yes

	Environmental Health Officer 
	Council’s Environmental Health Officer has reviewed the proposed development, and no objection is raised to the final design proposed, subject to recommended conditions imposed on any consent granted, as contained in Attachment A.
	Yes

	Heritage Advisor
	Council’s Heritage Advisor has reviewed the proposed development, and no objection is raised to the final design proposed, subject to recommended conditions imposed on any consent granted, as contained in Attachment A.
	Yes

	Community Safety 
	Council’s Community Safety Officer has reviewed the proposed development, and no objection is raised to the final design proposed, subject to recommended conditions imposed on any consent granted, as contained in Attachment A.
	Yes

	Tree Management Team
	Council’s Tree Management Officer has reviewed the proposed development, and no objection is raised to the final design proposed, subject to recommended conditions imposed on any consent granted, as contained in Attachment A.
	Yes



The outstanding issues are considered in the Key Issues section of this report. 

7.8 Community Consultation 

The proposal was placed on public exhibition in accordance with the Council’s Community Participation Plan from 29 January 2025 until 25 February 2025. The notification included the following:


· An advertisement in the News Local Website.
· A sign placed on the site.
· Notification and plans published on the NSW planning portal.
· Notification letters sent to adjoining and adjacent properties.
· Notification on the Council’s website.

The Council received a total of One (1) unique submission that objects to the proposal. The issues raised in these submissions are considered in Table 9 below:  

Table 9: Community Submissions
	Issue
	No of submissions
	Council Comments

	Traffic and Safety 

	1
	Concerns regarding increased traffic and potential safety risks for pedestrians have been noted. The application was referred to Council’s Traffic Officer for assessment. Following a detailed review, no concerns were raised in relation to traffic generation or road safety. The development is considered acceptable from a traffic and transport perspective.

Appropriate conditions of consent will be imposed to ensure traffic management measures are implemented, including safe access arrangements and minimisation of congestion during peak school hours.

	Noise
	1
	Concerns regarding potential noise impacts from increased student numbers have also been considered. The application was reviewed by Council’s Environmental Health Officer, who raised no objections. The anticipated noise levels are consistent with those expected in a school setting within a residential zone.

Conditions of consent will be applied to manage operational noise, including compliance with relevant noise standards and restrictions on activities where necessary to protect residential amenity.



8 KEY ISSUES

The following key issues are relevant to the assessment of this application having considered the relevant planning controls and the proposal in detail:

8.1 Traffic 
A traffic report was prepared by the applicant and submitted for review of Council. The matter was referred to Councils Traffic Officer, who undertook a thorough review of the proposed development, noting the impacts of the additional 215 students proposed. 
Resolution: Councils Traffic Officer raised no objection to the proposed development, subject to conditions that form part of the recommended consent at Attachment A.
8.2 Heritage 
The proposal is integrated development under the provisions of the EP&A Act as it requires approval under section 57 of the Heritage Act 1977, as the site contains an item of State heritage significance (SHR #00448 “The Homestead Building and site”) and the proposed works would be located within the curtilage of the heritage item.

A request for additional information dated 1 April 2025, Council raised a number of issues including those identified by Heritage NSW. Councils request identified the need for amendments and additional information, primarily concerning the archaeological significance of the site. In response, the applicant submitted revised documentation addressing the Heritage NSW concerns. 

Resolution: Following a subsequent review of the amended proposal, the Heritage NSW issued General Terms of Approval (GTAs), indicating that the heritage-related matters had been satisfactorily resolved.
8.3 Deep Soil 
The proposed development includes a 5-metre deep soil zone along the side setback, meeting the minimum requirements for schools within residential and infrastructure zones. While the 9-metre deep soil zone at the primary street frontage is not fully achieved due to the presence of an existing concrete driveway, the proposal incorporates deep soil planting and canopy trees around this area. This landscaping strategy complements the existing site layout and supports the intent of the deep soil provisions. It is considered consistent with the objectives of Chapter 10.2 of the Development Control Plan (DCP). 
Resolution: The application was referred to Councils Tree Management Officer who undertook a review of the submitted arborist report and landscape plan which reflected sufficient deep soil planting and replacement tree planting, subject to conditions that form part of the recommended consent at Attachment A. 

8.4 Setbacks 

The proposal includes a 7 m setback to Ashcroft Street (below the 9 m minimum) and a 5 m setback to Lionel Street (meets the minimum but not the building height). Both setbacks are considered acceptable as they align with the DCP objectives, maintain compatibility with the surrounding residential zone, and support landscaping and amenity outcomes.

Resolution: The matter has been resolved through recommended conditions of consent requiring enhanced landscaping and deep soil planting to address potential impacts. 

9 CONCLUSION 

This development application has been considered in accordance with the requirements of the Environmental Planning and Assessment Act 1979 and the associated Regulations. Following a thorough assessment of the relevant planning controls, public submissions, and key issues identified throughout this report, it is considered that the application can be supported.

Key issues raised during the assessment process—namely traffic impacts, heritage conservation, deep soil planting, and setbacks, have been satisfactorily resolved through design amendments and/or the imposition of appropriate conditions of consent, as outlined in Attachment A.

The site is suitable for the proposed development, given its existing educational and community uses, its strategic location, and its capacity to accommodate the proposed increase in student and staff numbers. The proposal is compatible with the surrounding low-density residential locality and maintains the amenity of adjoining properties through thoughtful design, landscaping, and traffic management measures.

The development will enhance educational infrastructure while respecting the heritage significance of the site, particularly The Homestead. It is not expected to result in any unacceptable environmental, social, or economic impacts and is in the public interest.

10 RECOMMENDATION 

That Development Application No. DA-2/2025 for the demolition of Block D, construction of a new two-storey classroom building (Block F), associated landscaping and site infrastructure, increase in student numbers to 400 and staff to 33, and installation and removal of a portable classroom building during demolition and construction periods, at the property known as 42A Beale Street, Georges Hall, be APPROVED pursuant to Section 4.16(1)(a) of the Environmental Planning and Assessment Act 1979, subject to the draft conditions of consent attached to this report at Attachment A.
The following attachments are provided:

· Attachment A: Draft Conditions of Consent 
· Attachment B: General Terms of Approval (Heritage NSW)
· Attachment C: Architectural Plans
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