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FURTHER REPORT - JRPP PLANNING REPORT 
 

JRPP NO: 2013SYW007 

DA NUMBER: DA 658/2013/JP 

LOCAL GOVERNMENT AREA: THE HILLS SHIRE COUNCIL 

PROPOSED DEVELOPMENT: 

PROPOSED MIXED USE DEVELOPMENT INCLUDING 
RESIDENTIAL FLAT BUILDINGS, RESTAURANTS, CHILD 
CARE CENTRE, BUSINESS PREMISES, SHOPS, INDOOR 
RECREATION, PARKING AND LANDSCAPING. 
 

STREET ADDRESS: LOT 1 DP 136011, NO. 636 OLD NORTHERN ROAD, 
DURAL 

APPLICANT/OWNER: PALLADIUM PROPERTY 

NUMBER OF SUBMISSIONS: ONE 

RECOMMENDATION: APPROVAL 

REPORT BY: 
TOWN PLANNING CO-ORDINATOR 

ROBERT BUCKHAM 

 
HISTORY 
25/09/2013 JRPP meeting held to consider the subject application. Matter 

deferred by the JRPP with the following resolution:  
 
The Panel by majority of 3:2 (against B McDonald, S McDonald 
and M Edgar and for D Walker and P Mitchell) is concerned that 
the application has not taken into account the effects of the 
planned widening of Old Northern Road on traffic movements, 
pedestrian safety and presentation of the building. 
 
Consequently the Panel’s decision by the above majority is to 
defer determining the application to enable the applicant to 
revise the design to ensure functional vehicle movements, and 
both appropriate pedestrian safety and building presentation for 
circumstances when Old Northern Road is widened. 
 

15/10/2013 Applicant’s preliminary response to the JRPP’s resolution 
received. 
 

24/10/2013 Response provided to applicant’s correspondence of 15 October 
2013. Council staff advised the applicant of the following 
concerns: 
 Ease of manoeuvring at the front of the site and onto Old 

Northern Rd; and 
 Lack of landscaping between the future property boundary 

and the access driveway. 
 Consideration should be given to reopening discussions with 

RMS in relation to two driveways or pushing the building 
back. 
 

12/11/2013 Further additional information submitted. 
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REPORT 
As identified in the history section of this report, at the JRPP meeting on 25 September 
2013 the panel resolved:  
 
The Panel by majority of 3:2 (against B McDonald, S McDonald and M Edgar and for D 
Walker and P Mitchell) is concerned that the application has not taken into account the 
effects of the planed widening of Old Northern Road on traffic movements, pedestrian 
safety and presentation of the building. 

 
Consequently the Panel’s decision by the above majority is to defer determining the 
application to enable the applicant to revise the design to ensure functional vehicle 
movements, and both appropriate pedestrian safety and building presentation for 
circumstances when Old Northern Road is widened. 
 
The applicant has provided additional information on 15 October 2013 and 12 November 
2013 and Council staff have reviewed the information. 
 
The following information was submitted by the applicant (refer Attachments 2 to 13): 
 
 Amended landscape details, pre and post road widening. The plans identify minimal 

impact to landscaping by possible future road widening works. The plans also include 
additional landscaping forward of the proposed building; 

 Details of other design concepts considered by the applicant; 
 Amended photomontage images pre and post road widening; 
 Indicative concept of future road widening;  
 Correspondence between the applicant and Roads and Maritime Services staff 

indicating that two driveways will not be supported by the RMS. 
 An assessment of pedestrian safety; and 
 An assessment of manoeuvring into and out of the site by cars and service vehicles. 
 
Response to Joint Regional Planning Panel Resolution: 
 
Road Widening 
Although there is no detailed future widening plans available for Old Northern Road, the 
applicant has prepared a concept which shows the maximum widening of Old Northern 
Road based on the acquisition and zone boundary being three lanes each way with a 
central median, with the kerbside lane located 3.7 metres from the realigned property 
boundary and retaining the combined entry/exit vehicle driveway at the northern end of 
the site. As there is no design regarding any future road widening, the RMS may reduce 
the road carriageway width and increase the landscape verge in any future widening 
scheme depending on anticipated traffic volumes. Three lanes each way would appear 
unlikely given existing populations and future planning directions. 
 
The application was originally referred to the Roads and Maritime Service who raised no 
objection to the development in this regard. It was considered that the amendments did 
not warrant re-referral to the Roads and Maritime Service. 
 
Design and Building Presentation 
The applicant has considered a number of design modifications to address the concerns of 
the JRPP. These design options are included at Attachment 13. The applicant sought to 
retain the proposed floor space in an altered building footprint. The applicant has advised 
that they needed to retain the floor space proposed to retain the commercial viability of 
the development. The design options included one building across the frontage of the site 
with less building depth to allow a greater setback, and two buildings with a narrower 
public domain area to again allow for a larger setback. Both design options limited views 
through the site to the west. The applicant considers this to be an integral part of their 
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development and has sought to satisfy the JRPP though improving the landscaping 
outcome forward of the building instead. 
 
In relation to the provision of a second driveway it is acknowledged that the applicant 
originally sought two driveways however during the prelodgement process were advised to 
consult with the RMS prior to lodgement. 
 
The RMS subsequently advised: 
 
“RMS will not support two driveways off Old Northern Road to the proposed development, 
as the current practice is to limit the number of vehicular conflict points along the arterial 
road network to maintain network efficiency and road safety. The development application 
is to be modified to have only one combined driveway. The applicant is to provide a left 
turn deceleration lane.” 
 
The applicant has advised in relation to re-opening discussions with the RMS concerning 
the vehicle access to the site, that “it is unlikely to yield further comments, or, a change in 
the views of the RMS, as the RMS were adamant in our earlier dealings with them, that 
the vehicle access would need to comply with the requirements”. 
 
Amended Landscaping Outcome 
The proposed tree planting has been setback from the road reserve to ensure any future 
road widening will not require any removal of trees during construction.  
 
Following any road widening, additional understorey planting will occur to infill areas 
following the reconfiguration of the driveway and relocation of the path.  
 
The benefit of the amended location of the trees along Old Northern Road and within the 
paved forecourt is that mature trees will be allowed to establish and will be retained into 
perpetuity. Additional planting are also provided on the western side of the proposed 
driveway including additional trees and screen planting. 
 
The Old Northern Road streetscape will effectively contain a double row of trees which will 
both ameliorate views of the built form, whilst maintaining visibility for pedestrians and 
drivers. The proposed double row of tree planting will reduce the scale of the building. 
 
Vehicle Manoeuvring 
Swept path diagrams have been provided for vehicles entering and exiting the site based 
on the two design vehicles of a Medium Rigid Truck (MRV Service Vehicle 8.8 metres long) 
accessing the loading dock area on the northern side of the site and a B99 car travelling to 
and from the internal road which traverses the southern side of the site and links to the 
car parks. 
 
All vehicles can turn left into the site from the kerbside lane in Old Northern Road, leaving 
the adjacent two northbound lanes for use by through traffic. This is fully in accordance 
with AS2890.1 and 2 requirements. 
 
Cars travelling to the car parks within the development are required to turn left once they 
enter the site, (i.e. 180º degree turn from Old Northern Road). The applicant has advised 
that this is not uncommon for vehicle access to developments located on state or major 
roads, where vehicle access points are restricted by RMS requirements. 
 
Vehicles exiting the site will turn left out of the driveway into Old Northern Road, when a 
suitable gap occurs in the northbound traffic flow. The applicant has advised that the 
traffic modelling indicates that delays based on current traffic volumes would be about 12 
seconds per vehicle for vehicles turning left out of the site which is a relatively short delay 
and represents good traffic conditions. 
 
Under the Australian Road Rules and AS2890.1 and AS2890.2 vehicles turning out of a 
driveway can turn into any of the northbound traffic lanes, providing that it is safe to do 
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so and are not required to turn into the kerbside lane only. The B99 car can turn left into 
the kerbside lane. This will be representative of the majority of vehicles exiting the site. 
 
The MRV vehicle which is 8.8 metres long requires slightly more room due to its length, 
when turning out of the driveway, but can easily make the turn within the northbound 
carriageway. 
 
The number of MRVs turning out of the site would be in the order of 6-8 vehicles per day. 
The manoeuvring is fully in accordance with AS2890.2 requirements and is lawful under 
Australian Road Rules. 
 
In summary the swept path diagrams shown on Figures 3 to 5 confirm that future 
manoeuvring with the full widening of Old Northern Road would be satisfactory and would 
be in accordance with AS 2890.1 and AS2890.2 requirements, as well as the Australian 
Road Rules. 
 
Pedestrian Movements 
The pedestrian entrance to the development is separated from the vehicle driveway and is 
located southwest of the vehicle driveway. Where the footpath crosses the driveway in Old 
Northern Road drivers/vehicles entering and exiting the development are required to give 
way to pedestrians using the footpath. 
 
The applicant has advised that vehicles entering the driveway from Old Northern Road 
would turn left into the driveway from the kerbside lane and vehicle speeds would be 
typically 10km/h or less (5-10km/h) when crossing the footpath. Drivers will have 
unobstructed sight lines of the footpath on either side of the driveway and the driveway 
and as noted above are required by law, to give way to pedestrians using the footpath in 
Old Northern Road. 
 
Within the development site and where pedestrians would cross the internal road, a lower 
10 km/h speed limit will be provided together with appropriate pedestrian facilities such as 
a shared zone or similar, requiring drivers to give way to pedestrians.  
 
These proposed measures on the internal road will ensure that pedestrian amenity and 
potential pedestrian safety will be maintained. Sight distance of the pedestrian crossing 
point is adequate for pedestrian safety. 
 
Recommended Conditions of Consent 
The recommended conditions included in this report are primarily those conditions 
included in the previous report to the JRPP, with the changes incorporated from the 
previous panel meeting and changes relevant to the plans submitted to address the 
concerns of the JRPP. The amended conditions relate to: 
 
 Amendment to Condition No. 1 – relating to the amended plans submitted to address 

the JRPP recommendation of 25 September 2013; 
 Amendment to Condition No. 18 - Landscaping Plan to be submitted, to provide further 

clarification; 
 Amendment to Condition No. 40 - Engineering Works and Design, to provide 

clarification that the final extent of works required in Old Northern Road will be the 
subject of separate design approval by the RMS at the Construction Certificate stage; 

 Amendment to Condition No. 87 relating to “Noise to Surrounding Area”. The condition 
was amended to provide clarification; 

 Deletion of a condition restricting outdoor dining hours of operation as amended 
Condition No. 87 will capture this requirement. Further, subsequent development 
applications for the occupation of the premises will review outdoor dining 
requirements. 

 Deletion of a condition relating to street trees. The condition was deemed obsolete. 
 Subsequent renumbering of conditions. 
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SUBDIVISION ENGINEERING COMMENTS 
No objection raised to the proposal. Relevant conditions of consent are included in the 
recommendation. 
 
TRAFFIC MANAGEMENT COMMENTS 
The supporting traffic consultant’s report for this application concludes that the proposed 
development is expected to generate an additional 145 peak hour trips. The net effect on 
the operational efficiency of Old Northern Rd and the surrounding intersections such as 
Galston Road has determined that the road network will continue to operate at a Level of 
Service B or better. 
 
The access arrangements proposed on Old Northern Road have been discussed with 
representatives from the Roads and Maritime Services and designed according to their 
requirements in terms of left turn deceleration and right turn lanes. In this regard there is 
no objection to the proposal. 
 
 
CONCLUSION 
The matters raised by the JRPP have been addressed in this report. The proposed 
development has been assessed against the relevant heads of consideration under Section 
79C of the Environmental Planning and Assessment Act, 1979, the provisions of THDCP 
Part B Section 1 – Rural, Part B Section 5 – Residential Flat Buildings, Part B Section 6 – 
Business, Part C Section 1 Parking, Part C Section 2 - Signage and Part C Section 3 
Landscaping and is considered satisfactory. 
 
As addressed in this report, although it is considered that three lanes each way would 
appear unlikely given existing populations and future planning directions, the applicant 
has proposed design amendments particularly to the proposed landscaping that will 
provide an appropriate building presentation both pre and post road widening. The 
applicant has also provided additional information to demonstrate that development will 
provide functional vehicle movements, appropriate pedestrian safety and when Old 
Northern Road is widened. 
 
Approval is recommended subject to conditions. 
 
RECOMMENDATION 
The Development Application be approved subject to the following conditions. 
 
GENERAL MATTERS 
 
1. Development in Accordance with Submitted Plans 
The development being carried out in accordance with the approved plans and details 
submitted to Council, stamped and returned with this consent. No work (including 
excavation, land fill or earth reshaping) shall be undertaken prior to the issue of the 
Construction Certificate, where a Construction Certificate is required. 

 

REFERENCED PLANS 

DRAWING NO DESCRIPTION REVISION DATE 

A.0401 PUBLIC DOMAIN LAYOUT PLAN. Y 06 November 2013 

A.0503 SIGNAGE MASTER PLAN V 04 April 2013 

A.0504 CARPARK ALLOCATION 
(Weekday) 

V 04 April 2013 



6 | P a g e  
 

A.0505 CARPARK ALLOCATION 
(Evening and Weekend) 

V 04 April 2013 

A.1003 SITE PLAN X 06 November 2013 

A.1004 COLOUR SAMPLE SHEET V 04 April 2013 

A.1005 STREETSCAPE ELEVATION V 04 April 2013 

A.2001 LOWER GROUND 01 W 06 August 2013 

A.2002 LOWER GROUND 02 V 04 April 2013 

A.2003 LOWER GROUND 03 V 04 April 2013 

A.2004 LOWER GROUND 04 V 04 April 2013 

A.2005 LOWER GROUND 05 V 04 April 2013 

A.2006 LOWER GROUND 06 V 04 April 2013 

A.2007 GROUND LEVEL 01 W 06 November 2013 

A.2008 GROUND LEVEL 02 V 04 April 2013 

A.2009 GROUND LEVEL 03 V 04 April 2013 

A.2101 ROOF LEVEL V 04 April 2013 

A.3001 ELEVATION V 04 April 2013 

A.3002 ELEVATION V 04 April 2013 

A.3003 ELEVATION V 04 April 2013 

A.3101 SECTION W 06 November 2013 

A.3102 SECTION V 04 April 2013 

A.4101 VERTICAL 
CIRCULATION(RAMPS) 

W 06 August 2013 

- LANDSCAPE PACKAGE - - 

 

2. External Finishes 
External finishes and colours shall be in accordance with the details submitted with the 
development application and approved with this consent. 

3. Compliance with Department of NSW Rural Fire Service Requirements 
Compliance with the requirements of the NSW Rural Fire Service attached as Appendix A 
to this consent and dated 11 February 2013 

4. Compliance with NSW Roads and Maritime Services Requirements 
Compliance with the following requirement of the Roads and Maritime Services  
 

i. The subject property is affected in the manner shown by pink colour on the 
attached plan by a Road Widening Order under Section 25 of the Roads Act, 1993 - 
as shown on DP617176. However, the Roads and Maritime Services has no 
objections to the proposed development on property grounds provided any new 
buildings or structures are erected clear of the land reserved for road widening 
(unlimited in height and depth). 

 
ii. The proposed slip lane lane along Old Northern Road shall be designed to meet 

RMS's requirements, and endorsed by a suitably qualified practitioner. 
 

The submitted design shall be in accordance with Austroads Guide to Road Design 
in association with relevant RMS supplements (available on www.rta.nsw.gov.au). 
The certified - copies of the civil design plans shall be submitted to RMS for 
consideration and approval prior to the release of a construction certificate by the 
appointed Private Certifier or Council and commencement of road works. 
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RMS fees for administration, plan checking, civil works inspections and project 
management shall be paid by the developer prior to the commencement of works. 

 
The developer may be required to enter into a Works Authorisation Deed (WAD) for 
the abovementioned works. Please note that the WAD will need to be executed 
prior to RMS's assessment of the detailed civil design plans, a copy of the WAD 
Pack is available on www.rms.nsw.gov.au 

 
iii. "No Stopping" restrictions to be installed on Old Northern Road across the frontage 

of the development. 
 
iv. A Construction Traffic Management Plan detailing construction vehicle routes, 

number of trucks, hours of operation, access arrangements and traffic control 
should be submitted to Council prior to the issue of a construction certificate. 

 
v. The swept path of the longest vehicle (to the service site) entering and exiting the 

subject site, as well as manoeuvrability though the site, shall be in accordance with 
AUSTROADS. In this regard, a plan shall be submitted to Council for approval, 
which shows that the proposed development complies with this requirement. 

 
vi. The layout of the proposed car parking areas associated with the subject 

development (including, driveways, grades, turn paths, sight distance 
requirements, aisle widths, aisle lengths, and parking bay dimensions) should be in 
accordance with AS 2890.1- 2004. 

 
vii. The developer is to comply with the requirements of the attached Technical 

Direction (GTD 2012/001). This will require the developer to submit detailed design 
drawings and geotechnical reports relating to the excavation of the site and 
support structures to the RMS for assessment. The developer is to meet the full 
cost of the assessment by the RMS. 

 
This report would need to address the following key issues: 

a) The impact of excavation/rock anchors on the stability of Old Northern Road 
and detailing how the carriageway would be monitored for settlement. 

b) The impact of the excavation on the structural stability of Old Northern 
Road. 

c) Any other issues that may need to be addressed. (Contact: Geotechnical 
Engineer on phone 8837 0246 or 88370245 for details). 

 
viii. Council should ensure that the post development storm water discharge from the 

subject site into the RMS drainage system does not exceed the pre-development 
discharge. 

 
Details should be forwarded to: 
Sydney Asset Management 
Roads and Maritime Services 
PO BOX 973 Parramatta CBD 2124 

 
ix. The proposed development should be designed such that traffic noise from 

adjacent public roads is mitigated by durable materials and comply with 
requirements of Clause 102 - (Impact of road noise or vibration on non-road 
development) of State Environmental Planning Policy (Infrastructure) 2007. 

 
x. All works/regulatory signposting associated with the proposed development are to 

be at no cost to the RMS. 
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5. Illumination 
Illuminated signage is to be turned off no later than 15 minutes after the close of the 
business to protect residential amenity. 

6. Property Numbering 
The responsibility for property numbering is vested solely in Council. 

A plan is to be submitted to Council’s Land and Information Section for approval prior to 
occupation of the development. 

These unit numbers, as issued, are to be displayed clearly on all unit door entrances. 

Clear and accurate external directional signage is to be erected on site at driveway entry 
points and on buildings.  Unit numbering signage is also required on stairway access doors 
and lobby entry doors.  It is essential that all numbering signage throughout the complex 
is clear to assist emergency service providers locate a destination with ease and speed, in 
the event of an emergency. 

7. Provision of Parking Spaces 
The development is required to be provided with 214 off-street car parking spaces 
including 5 stacked spaces.  These car parking spaces shall be available for off street 
parking at all times in accordance with the approved carpark allocation plans A.0504 and 
A.0505 Revision V dated 04 April 2013. 
 
8. Australia Post Mail Box Requirements 
Australia post requires there be one (1) single group of cluster mail boxes.  Should more 
than one (1) cluster be required, contact Australia Post for their approval.  The number of 
mail boxes be provided is to be equal to the number of flats/units/townhouses/villas etc. 
plus one (1) for the proprietors.  Mail boxes are to have a minimum internal dimension of 
230mm wide x 160mm High x 330mm long and are to be provided with an opening of 
230mm x 30mm for the reception of mail. 

9. Separate Development Application for Occupations 
A separate development application is required for the occupation of the approved 
tenancies.  This application is required to provide assessment against: 

 Local Environmental Plan 2012; and  

 Baulkham Hills Development Control Plan 2012  

The above assessment should specifically address the following: 

 Proposed use and its Permissibility 

 Hours of Operation 

 Delivery Details 

 Staff Numbers 

 Signage, and  

 Parking Provision 

10. Separate application for other signs 
A separate application is required to be submitted to, and approved by Council prior to the 
erection of any advertisements or advertising structures other than the sign(s) approved 
in this consent. 

11. Construction Certificate 
Prior to construction of the approved development, it is necessary to obtain a Construction 
Certificate. A Construction Certificate may be issued by Council or an Accredited Certifier. 
Plans submitted with the Construction Certificate are to be amended to incorporate the 
conditions of the Development Consent. 
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12. Building Work to be in Accordance with BCA  
All building work must be carried out in accordance with the provisions of the Building 
Code of Australia. 

13. Sound Level Output 
The use of the premises, building services, equipment, machinery and ancillary fittings 
shall not give rise to “offensive noise” as defined under the provision of the Protection of 
the Environment Operation Act 1997.  The sound level output shall not exceed 5 dB(A) 
above the ambient background level at the closest neighbour’s boundary. 

14. Contamination 
Any new information, which comes to light during construction works, which has the 
potential to alter previous conclusions about site contamination, shall be immediately 
notified to Council. 

15. Stockpiles 
Stockpiles of topsoil, sand, aggregate, spoil or other material capable of being moved by 
water, to be stored clear of any drainage line, easement, natural watercourse, footpath, 
kerb or roadside. 

16. Acoustic Requirements 
The recommendations of the Acoustic Assessment and Report prepared by Acoustic 
Dynamics Pty Ltd, referenced as Project 3084, dated 30 November 2012 and submitted as 
part of the Development Application are to be implemented as part of this approval. In 
particular: Section 6 – Discussion and Recommendations: 

 6.1 – Mechanical Noise Emission; 

 6.2 – Recommendations for Cafes and Restaurants; 

 6.3 – On-site Vehicles and Traffic; 

or as otherwise specifically conditioned. 

17. Tree Removal 
Approval is granted for the removal of fifteen trees as identified in the Aboricultural 
Assessment by Redgum Horticultural dated 21 November 2012. 

All other trees are to remain and are to be protected during all works. Suitable 
replacement trees are to be planted upon completion of construction. 

18. Landscaping Plan to be Submitted 
An amended Landscape Plan is to be submitted to Council’s Manager Development 
Assessment prior to the issue of a Construction Certificate. The plan is to include: 
 
 Substantially more locally indigenous trees, shrubs, climbers, grasses and 

groundcovers – and the deletion of known bushland weeds. 
 

 Within the deep soil zones of the site, proposed trees are to be replaced with trees 
from the following list of locally indigenous canopy trees sourced from Shale Sandstone 
Transition Forest species (from original vegetation community on site). 
 

Angophora costata Smooth-barked Apple 
Angophora floribunda Rough-barked Apple 
Corymbia eximia Yellow Bloodwood 
Corymbia gummifera Red Bloodwood 
Eucalyptus crebra + Narrow-leave Ironbark 
Eucalyptus agglomerata Blue-leaved Stringybark 
Eucalyptus eugenioides Thin-leaved-Stringybark 
Eucalyptus fibrosa Broad-leaved Ironbark 
Eucalyptus globoidea White Stringybark 
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Eucalyptus haemastoma Scribbly Gum 
Eucalyptus paniculata Grey Ironbark 
Eucalyptus pilularis Blackbutt 
Eucalyptus resinifera Red Mahogany 
Eucalyptus sclerophylla Hard-leaved Scribbly Gum 
Eucalyptus sparsifolia Narrow-leaved Stringybark 
Eucalyptus squamosa Scaly Bark 
Eucalyptus tereticornis Forest Red Gum 
Syncarpia  glomulifera Turpentine  

 
19. Planting Requirements 
All trees planted as part of the approved landscape plan are to be minimum 75 litre pot 
size. All shrubs planted as part of the approved landscape plan are to be minimum 200mm 
pot size.  Groundcovers are to be planted at 5/m2. 

20. Protection of Existing Vegetation 
Vegetation not authorised for removal by this consent shall be protected during 
construction to ensure that natural vegetation and topography on the subject site is not 
unnecessarily disturbed. 
 
Any excavated material not used in the construction of the subject works is to be removed 
from the site and under no circumstances is to be deposited in bushland areas. 

21. Upgrading of Existing Water and Sewerage Services 
Should the development necessitate the installation or upgrade of water or sewerage 
services within an area that is either heavily vegetated or traversed by a natural 
watercourse, services must be located in a route that causes the least amount of impact 
on the natural environment. Excavation by hand or small machinery is required where the 
ecological impact would otherwise be considered excessive. 

22. Water Sensitive Urban Design Handover Process 
An operations and maintenance plan must be prepared for all WSUD proposals. The 
operations and maintenance plan must include: 

a) The location and type of each WSUD element, including details of its operation and 
design; 

b) A brief description of the catchment characteristics, such as land uses, areas etc; 

c) Estimated pollutant types, loads and indicative sources; 

d) Intended maintenance responsibility, Council, landowner etc; 

e) Inspection method and estimated frequency; 

f) Adopted design cleaning/ maintenance frequency; 

g) Estimate life-cycle costs; 

h) Site access details, including confirmation of legal access, access limitations etc; 

i) Access details for WSUD measure, such as covers, locks, traffic control 
requirements etc; 

j) Description of optimum cleaning method and alternatives, including equipment and 
personnel requirements; 

k) Landscape and weed control requirements, noting that intensive initial planting is 
required upfront to reduce the requirement for active weed removal; 

l) A work method statement; 

m) A standard inspection and cleaning form. 
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For the purposes of complying with the above a WSUD treatment system is considered to 
include all functional elements of the system as well as any landscaped areas directly 
surrounding the system. 

Refer to the consultation draft document entitled Managing Urban Stormwater: Urban 
Design (October 2007) prepared by the SMCMA and the then NSW DECCW for more 
information. 

23. Separate Application for Strata Subdivision 
A separate application must be submitted for any proposed strata titled subdivision of the 
approved development. 

24. Protection of Public Infrastructure 
Council must be notified of any damage to public infrastructure caused by the 
development. Adequate protection must be provided prior to work commencing and 
maintained during building operations. Any damage caused must be made good, to the 
satisfaction of Council, before an Occupation Certificate can be issued. Public 
infrastructure includes the road pavement, kerb and gutter, concrete footpaths, drainage 
structures, utilities and landscaping fronting the site. 

25. Vehicular Access and Parking 
The formation, surfacing and drainage of all driveways, parking modules, circulation 
roadways and ramps is required, with their design and construction complying with: 

a) AS/ NZS 2890.1:2004 

b) AS/ NZS 2890.6:2009 

c) AS 2890.2:2002 

d) DCP Part C Section 1 – Parking 

e) Council’s Driveway Specifications 

Where conflict exists the Australian Standard must be used. 

The following must be provided: 

i. All driveways and car parking areas must be prominently and permanently line 
marked, signposted and maintained to ensure entry and exit is in a forward 
direction at all times and that parking and traffic circulation is appropriately 
controlled. 

ii. All driveways and car parking areas must be separated from landscaped areas by a 
low level concrete kerb or wall. 

iii. All driveways and car parking areas must be concrete or bitumen. The pavement 
design must consider the largest design service vehicle expected to enter the site. 

iv. All driveways and car parking areas must be graded, collected and drained by pits 
and pipes to a suitable point of legal discharge. 

26. Supervision of Works 
All work in the road reserve must be supervised by a suitably qualified and experienced 
person. The supervisors name, address and contact phone number must be submitted to 
Council prior to works commending in the road reserve. A construction programme and 
anticipated duration of works must be submitted to Council prior to works commending in 
the road reserve. 

27. Public Liability Insurance 
All contractors working in the road reserve must have a current public liability insurance 
policy with an indemnity limit of not less than $10,000,000.00. A copy of this insurance 
must be submitted to Council prior to works commencing in the road reserve. 
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PRIOR TO THE ISSUE OF CONSTRUCTION CERTIFICATE 
 
28. Construction Management Plan 
Prior to the Issue of a Construction Certificate, a Construction Management Plan is to be 
submitted to Council’s Manager Development Assessment for approval addressing the 
provision of on-site parking and access arrangements during construction.  
 
29. Design Verification 
Prior to the release of the Construction Certificate design verification is required from a 
qualified designer to confirm the development is in accordance with the approved plans 
and details and continues to satisfy the design quality principles in SEPP65. 

30. Notice of Requirements 
The submission of documentary evidence to the Certifying Authority, including a Notice of 
Requirements, from Sydney Water Corporation confirming that satisfactory arrangements 
have been made for the provision of water and sewerage facilities. 

Following an application a “Notice of Requirements” will advise of water and sewer 
infrastructure to be built and charges to be paid.  Please make early contact with the Co-
ordinator, since building of water / sewer extensions can be time consuming and may 
impact on other services and building, driveway and landscape design. 

31. Erosion & Sediment Control Plan 
Submission of an Erosion and Sediment Control Plan to the Principal Certifying Authority, 
including details of: 

a) Allotment boundaries 
b) Location of the adjoining roads 
c) Contours 
d) Existing vegetation 
e) Existing site drainage 
f) Critical natural areas 
g) Location of stockpiles 
h) Erosion control practices 
i) Sediment control practices 
j) Outline of a maintenance program for the erosion and sediment controls 
(NOTE: For guidance on the preparation of the Plan refer to ‘Managing Urban Stormwater 
Soils & Construction’ produced by the NSW Department of Housing). 

32. Section 94A Contribution 
Pursuant to section 80A (1) of the Environmental Planning and Assessment Act 1979, and 
The Hills Shire Wide Section 94A Contributions Plan, a contribution of $304,493.37 shall 
be paid to Council. This amount is to be adjusted at the time of the actual payment in 
accordance with the provisions of the Hills Shire Wide Section 94A Contributions Plan. 

The contribution is to be paid prior to the issue of the Construction Certificate or 
Complying Development Certificate. 

You are advised that the maximum percentage of the levy for development under section 
94A of the Act having a proposed construction cost is within the range specified in the 
table below; 

Proposed cost of the development Maximum percentage of the levy 

Up to $100,000 Nil 

$100,001 - $200,000 0.5 % 

More than $200,000 1% 
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33. Landscape Bond 
To maintain the public amenity of the streetscape a landscape bond in the amount of 
$20,000 is to be lodged with Council prior to the issue of the Construction Certificate.  It 
shall be refunded 6 months following the issue of the Final Occupation Certificate and the 
submission to Council of certification from a qualified Landscape Architect or Council’s Tree 
Management Team that the works have been maintained in accordance with the approved 
landscape plan. 

34. Works on Adjoining Land 
Where the engineering works included in the scope of this approval extend into adjoining 
land, written consent from all affected adjoining property owners must be obtained and 
submitted to Council before a Construction Certificate is issued. 

35. Stormwater Discharge Acceptance 
Where the engineering works included in the scope of this approval necessitate the 
discharge of stormwater onto adjoining land, written consent from all affected adjoining 
property owners must be obtained and submitted to Council before a Construction 
Certificate is issued. 

36. Draft Legal Documents 
Where an encumbrance on title is required to be created as part of this consent, draft 
copies of all legal documents must be submitted to Council for checking before a 
Construction Certificate is issued. 

37. Security Bond – Pavement and Public Asset Protection 
In accordance with Section 80A(6)(a) of the Environmental Planning and Assessment Act 
1979, a security bond of $10,000.00 is required to be submitted to Council to guarantee 
the protection of the adjacent road pavement and public assets during construction works. 

The bond must be lodged with Council prior to the issue of a Construction Certificate. 

The value of this bond shall be confirmed with Council prior to submission and may be in 
the form of cash or an unconditional bank guarantee. The bond is refundable upon written 
application to Council along with payment of the applicable bond release fee, and is 
subject to all work being restored to Council’s satisfaction. Should the cost of restoring 
any damage exceed the value of the bond, Council will undertake the works and issue an 
invoice for the recovery of these remaining costs. 

38. Security Bond – External Works 
In accordance with Section 80A(6)(b) of the Environmental Planning and Assessment Act 
1979, a security bond is required to be submitted to Council to guarantee the 
construction, completion and performance of all works external to the site. The bonded 
amount must be based on 150% of the tendered value of providing all such works. The 
minimum bond amount is $10,000.00. 

The bond must be lodged with Council prior to the issue of any Construction Certificate. 

The value of this bond shall be confirmed with Council prior to submission and may be in 
the form of cash or an unconditional bank guarantee. The bond is refundable upon written 
application to Council along with payment of the applicable bond release fee, and is 
subject to all work being completed to Council’s satisfaction. 

39. Bank Guarantee Requirements 
Should a bank guarantee be the proposed method of submitting a security bond it must: 

a) Have no expiry date; 

b) Be forwarded direct from the issuing bank with a cover letter that refers to 
Development Consent DA 658/2013/JP; 

c) Specifically reference the items and amounts being guaranteed. If a single bank 
guarantee is submitted for multiple items it must be itemised. 
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Should it become necessary for Council to uplift the bank guarantee, notice in writing will 
be forwarded to the applicant fourteen days prior to such action being taken. No bank 
guarantee will be accepted that has been issued directly by the applicant. 

 
40. Engineering Works and Design 
The design and construction of the engineering works listed below must be provided for in 
accordance with the following documents and requirements: 

a)       Council’s Design Guidelines Subdivisions/ Developments 

b)       Council’s Works Specifications Subdivisions/ Developments 

Variation from these documents can only be approved by Council’s Manager – Subdivision 
and Development Certification. 

Engineering works can be classified as either “subdivision works” or “building works” as 
categorised below: 

1. Works within an existing or proposed public road, or works within an existing or 
proposed public reserve. These works can only be approved, inspected and certified 
by Council in accordance with the Roads Act 1993 and the Local Government Act 
1993 respectively. For Council to issue this approval the following must be 
provided: 

a)  A completed application form. 

b)  Four copies of the design plans and specifications. 

c)  Payment of the applicable application and inspection fees. 

d)  Payment of any required security bonds. 

2. Works within the development site, or an adjoining private property, that relates to 
existing or proposed Council infrastructure assets, such as the laying of a 
stormwater pipeline or the formation of an overland flowpath within a public 
drainage easement. These works can only be approved, inspected and certified by 
Council because Council will have an ongoing risk exposure and management/ 
maintenance liability with respect to these assets once completed. 

A “compliance certificate” as per Section 109(1)(a)(ii) of the Environmental 
Planning and Assessment Act 1979 can be issued certifying that the detailed design 
for these works complies with the requirements listed and the above documents. 
This “compliance certificate” can be issued by Council’s Manager – Subdivision and 
Development Certification and not a private certifier, as discussed. Once approved, 
the works must be carried out under the supervision of Council’s Construction 
Engineer in accordance with the terms attached to the issued “compliance 
certificate”. Post construction, a further “compliance certificate” as per Section 
109(1)(a)(i) of the Environmental Planning and Assessment Act 1979 can be issued 
certifying that the as-built infrastructure and associated works have been carried 
out to the satisfaction of Council’s Construction Engineer. Alternatively, these works 
can be incorporated into any construction approval granted under category (1) 
above. 

3. Works within the development site, or adjoining private properties, that do not 
relate to existing or proposed Council infrastructure assets, such as water sensitive 
urban design elements or inter-allotment drainage pipelines. Such works can be 
approved, inspected and certified by either Council or a private certifier, so long as 
the private certifier is accredited to do so. 

This certification must be included with the documentation approved as part of any 
Construction Certificate. The designer of the engineering works must be qualified, 
experienced and have speciality knowledge in the relevant field of work. 

The following engineering works are required: 
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i. Road Shoulder and Kerb and Gutter Construction 

The road shoulder must be constructed along the sites Old Northern Road frontage, 
including all associated drainage, kerb and gutter, road pavement, concrete footpath, 
verge formation, service adjustments and ancillary work required to make the 
construction effective. 

The total carriageway width must be increased by 3.8m to provide for a new slip lane 
fronting the site, generally as shown on the approved public domain layout plan dated 6 
August 2013. 

The final design/ layout of this slip lane must comply with the requirements of Council and 
the NSW RMS relevant and applicable at the time. 

ii. Concrete Footpath Paving 

A 1.5m wide concrete footpath, including access ramps at all intersections, must be 
provided in Old Northern Road fronting the site in accordance with the above documents. 

iii. Footpath Verge Formation 

The grading, trimming, topsoiling and turfing of the (relocated) footpath verge fronting 
the development site is required to ensure a gradient between 2% and 4% falling from the 
boundary to the top of kerb is provided. This work must include the construction of any 
retaining walls necessary to ensure complying grades within the footpath verge area. All 
retaining walls and associated footings must be contained wholly within the subject site. 
Any necessary adjustment or relocation of services is also required, to the requirements of 
the relevant service authority. All service pits and lids must match the finished surface 
level. 

iv. Driveway Requirements 

The design, finish, gradient and location of all driveway crossings must comply with the 
above documents and Council’s driveway specifications which can be found on Council’s 
website: 

http://www.thehills.nsw.gov.au/ 

The proposed driveway must be built to Council’s heavy duty standard. 

The driveway must be designed and constructed in accordance with Figure 3.2 from AS 
2890.2-2002 with amended dimensions applying to an MRV as per “Note 2” of that figure. 

v. Disused Layback/ Driveway Removal 

All disused laybacks and driveways must be removed and replaced with full kerb and 
gutter together with the restoration and turfing of the adjoining footpath verge area. 

vi. Inter-allotment Stormwater Drainage 

Piped inter-allotment drainage designed for a 1 in 10 year ARI storm event catering for 
the entire area of the site must be provided. The site must be graded to its lowest point 
where a grated surface inlet pit must be provided. All collected inter-allotment stormwater 
is to be piped to a legal point of discharge, requiring works on 638 Old Northern Road, 
638A Old Northern Road or 6 Derriwong Road leading to the natural watercourse that 
traverses these properties. 

The easement does not need to be created until before an Occupation Certificate is issued 
(see later in this consent), however the design and owner’s consent for these works needs 
to be finalised prior to a Construction Certificate being issued. 

vii. Water Sensitive Urban Design Elements 

Water sensitive urban design elements, consisting of rainwater tanks, ten “enviropods” 
and 15 “Stormfilter cartridges”, are to be located generally in accordance with the plans 
and information submitted with the application prepared by Northrop. 
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Detailed plans for the water sensitive urban design elements must be submitted for 
approval. The detailed plans must be suitable for construction, and include detailed and 
representative longitudinal and cross sections of the proposed infrastructure. The design 
must be accompanied, informed and supported by detailed water quality and quantity 
modelling. The modelling must demonstrate a reduction in annual average pollution export 
loads from the development site in line with the following environmental targets: 

- 90% reduction in the annual average load of gross pollutants 

- 85% reduction in the annual average load of total suspended solids 

- 65% reduction in the annual average load of total phosphorous 

- 45% reduction in the annual average load of total nitrogen 

All model parameters and data outputs are to be provided. 

These elements must be designed and constructed in accordance with best practice water 
sensitive urban design techniques and guidelines. Such guidelines include, but are not 
limited to, the following: 

- Water Sensitive Urban Design – Technical Guidelines for Western Sydney, 2004, 
http://www.wsud.org/tools-resources/index.html 

- Australian Runoff Quality – A Guide to Water Sensitive Urban Design, 2005, 
http://www.ncwe.org.au/arq/ 

viii. Local Pavement Widening – Right Turning Vehicles 

The existing road pavement in the vicinity of the access driveway on Old Northern Road 
must be widened to account for vehicles turning right into the site from the existing road 
and to minimise inconvenience to through traffic. 

The existing road pavement in the vicinity of the proposed road must be widened to 
account for vehicles turning right into the subdivision from the existing road and to 
minimise inconvenience to through traffic. 

The final extent of works required in Old Northern Road to accommodate the development 
will be the subject of separate design approval by the RMS at the Construction Certificate 
stage. 

ix. Painted Centreline Relocation 

The existing painted centreline in Old Northern Road must be relocated following 
completion of the road works outlined above, transitioning back to the existing line 
marking at either end. 

The final extent of works required in Old Northern Road to accommodate the development 
will be the subject of separate design approval by the RMS at the Construction Certificate 
stage. 

x. OSD – Hawkesbury River Catchment Area (Rural) 

Onsite Stormwater Detention (OSD) is required in accordance with Council’s adopted 
policy for the rural portion of the Hawkesbury River catchment area, the Upper Parramatta 
River Catchment Trust OSD Handbook, with amended parameters to ensure the pre-
development and post development discharge rates are the same for all storms up to and 
including the 1 in 100 year ARI storm event. 

The stormwater concept plan prepared by Northrop Drawing C3.01 Revision 3 and C3.21 
Revision 3 is for development application purposes only and is not to be used for 
construction. The detailed design must reflect the approved concept plan and the following 
necessary changes: 

a) The 15 “Stormfilter cartridges” are to be provided in a separate chamber that is 
upstream of, and connects to, the discharge control pit otherwise the discharge control 
pit is too large in comparison to the storage; and high early discharge is not achieved. 
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Comprehensive design plans showing full construction details must be prepared by an 
accredited OSD designer and submitted with: 

- A completed OSD Drainage Design Summary Sheet; 

- Drainage calculations and details, including those for all weirs, overland flow paths 
and diversion (catch) drains, catchment areas, times of concentration and 
estimated peak run-off volumes; 

- A completed OSD Detailed Design Checklist; 

- A maintenance schedule. 

The design and construction of the OSD system must be approved by either Council or an 
accredited certifier. This certification must be included with the documentation approved 
as part of any Construction Certificate. 

A Design Compliance Certificate (DCC) certifying the detailed design of the OSD system 
can be issued by Council subject to the following being provided: 

i. A completed application form; 

ii. Four copies of the design plans and specifications; 

iii. Payment of the applicable application and inspection fees. 

 
PRIOR TO WORK COMMENCING ON THE SITE 
 
41. Principal Certifying Authority 
A sign is to be erected in accordance with Clause 98 A (2) of the Environmental Planning 
and Assessment Regulations 2000. 

42. Builder and PCA Details Required  
Notification in writing of the builder’s name, address, telephone and fax numbers to be 
submitted to the Principal Certifying Authority prior to work commencing. 

Two days before work commences, Council shall be notified of the Principal Certifying 
Authority in accordance with the Regulations. 

43. Management of Building Sites – Builder’s Details 
The erection of suitable fencing or other measures to restrict public access to the site and 
building works, materials or equipment when the building work is not in progress or the 
site is otherwise unoccupied. 

The erection of a sign, in a prominent position, stating that unauthorised entry to the site 
is not permitted and giving an after hours contact name and telephone number.  In the 
case of a privately certified development, the name and contact number of the Principal 
Certifying Authority. 

44. Consultation with Service Authorities 
Applicants are advised to consult with Telstra, NBN Co and Australia Post regarding the 
installation of telephone conduits, broadband connections and letterboxes as required. 

Unimpeded access must be available to the electricity supply authority, during and after 
building, to the electricity meters and metering equipment.  

The building plans must be submitted to the appropriate Sydney Water office to determine 
whether the development will affect Sydney Water’s sewer and water mains, stormwater 
drains and/or easements.  If the development complies with Sydney Water’s 
requirements, the building plans will be stamped indicating that no further requirements 
are necessary. 
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45. Approved Temporary Closet 
An approved temporary closet connected to the sewers of Sydney Water, or alternatively 
an approved chemical closet is to be provided on the land, prior to building operations 
being commenced. 

46. Erosion and Sedimentation Controls 
Erosion and sedimentation controls shall be in place prior to the commencement of site 
works; and maintained throughout construction activities until the site is landscaped 
and/or suitably revegetated.  The controls shall be in accordance with the details approved 
by Council and/or as directed by Council Officers.  These requirements shall be in 
accordance with Managing Urban Stormwater – Soils and Construction produced by the 
NSW Department of Housing (Blue Book). 

47. Stabilised Access Point 
A stabilised all weather access point is to be provided prior to commencement of site 
works, and maintained throughout construction activities until the site is stabilised.  The 
controls shall be in accordance with the requirements with the details approved by Council 
and/or as directed by Council Officers.  These requirements shall be in accordance with 
Managing Urban Stormwater – Soils and Construction produced by the NSW Department 
of Housing (Blue Book). 

48. Protection of Existing Trees 
The tree/s that is/are to be retained is/are to be protected during all works strictly in 
accordance with AS4970- 2009 Protection of Trees on Development Sites.  

At a minimum a 1.8m high chain-wire fence is to be erected at least three (3) metres from 
the base of each tree and is to be in place prior to works commencing to restrict the 
following occurring:  

 Stockpiling of materials within the root protection zone,  
 Placement of fill within the root protection zone,  
 Parking of vehicles within the root protection zone,  
 Compaction of soil within the root protection zone.  

All areas within the root protection zone are to be mulched with composted leaf mulch to a 
depth of not less than 100mm.  

A sign is to be erected indicating the trees are protected.  

The installation of services within the root protection zone is not to be undertaken without 
prior consent from Council. 

49. Traffic Control Plan 
A Traffic Control Plan is required to be prepared in strict compliance with the requirements 
of AS 1742.3 and the current RMS Traffic Control and Work Sites Manual and submitted to 
Council for approval. The person preparing the plan must have the relevant RMS 
accreditation to do so. Where amendments to the approved plan are required, they must 
be submitted to Council for approval prior to being implemented during construction 
activities. 

50. NSW Roads and Maritime Services Design Approval 
Prior to any works commencing, the design and construction of the works in Old Northern 
Road must be approved by the NSW Roads and Maritime Services. Four copies of the NSW 
Roads and Maritime Services’ stamped approved construction plans and a covering letter 
from the NSW Roads and Maritime Services advising that suitable arrangements have 
been made to enable the commencement of works must be submitted to Council. 

51. Erection of Signage – Supervision of Work 
In accordance with Clause 98A(2) of the Environmental Planning and Assessment 
Regulations 2000, a sign is to be erected in a prominent position displaying the following 
information: 
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a) The name, address and telephone number of the Principal Certifying Authority 
(PCA). Where Council is the nominated PCA for the development, the following is to 
be displayed: 

The Hills Shire Council 

PO Box 75 

CASTLE HILL NSW 1765 

Phone (02) 9843 0555 

b) The name of the person responsible for carrying out the works; 

c) A telephone number on which the person responsible for carrying out the works 
can be contacted after hours; 

d) That unauthorised entry to the work site is prohibited. 

This signage must be maintained while the subdivision work is being carried out and must 
be removed upon completion. 

52. Contractors Details 
In accordance with Section 109E(3) of the Environmental Planning and Assessment Act 
1979, the contractor carrying out the subdivision works must have a current public liability 
insurance policy with an indemnity limit of not less than $10,000,000.00. The policy must 
indemnify Council from all claims arising from the execution of the works. A copy of this 
insurance must be submitted to Council prior to works commencing. 

53. Separate OSD Detailed Design Approval 
No work is to commence until a detailed design for the OSD system has been approved by 
either Council or an accredited certifier. 

54. Pre-Construction Public Infrastructure Dilapidation Report 
A public infrastructure inventory report must be prepared and submitted to Council 
recording the condition of all public assets in the direct vicinity of the development site. 
The report shall include: 

a) Designated construction access and delivery routes; and 

b) Photographic evidence of the condition of all public assets. The report shall clearly 
identify the date of recording. 

55. Separate WSUD Detailed Design Approval 
No work is to commence until a detailed design for the WSUD system has been approved 
by either Council or an accredited certifier. 

 
DURING CONSTRUCTION 
 
56.  Hours of Work 
Work on the project to be limited to the following hours: - 

Monday to Saturday - 7.00am to 5.00pm; 

No work to be carried out on Sunday or Public Holidays. 

The builder/contractor shall be responsible to instruct and control sub-contractors 
regarding the hours of work.  Council will exercise its powers under the Protection of the 
Environment Operations Act, in the event that the building operations cause noise to 
emanate from the property on Sunday or Public Holidays or otherwise than between the 
hours detailed above. 

57.  Compliance with BASIX Certificate 
Under clause 97A of the Environmental Planning and Assessment Regulation 2000, it is a 
condition of this Development Consent that all commitments listed in BASIX Certificate 
No. 458435M be complied with.  Any subsequent version of this BASIX Certificate will 
supersede all previous versions of the certificate. 
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A Section 96 Application may be required should the subsequent version of this BASIX 
Certificate necessitate design changes to the development.  However, a Section 96 
Application will be required for a BASIX Certificate with a new number. 

58.  Compliance with Critical Stage Inspections and Other Inspections Nominated 
by the Principal Certifying Authority 
Section 109E(d) of the Act requires certain specific inspections (prescribed by Clause 162A 
of the Regulations) and known as “Critical Stage Inspections” to be carried out for building 
work.  Prior to permitting commencement of the work, your Principal Certifying Authority 
is required to give notice of these inspections pursuant to Clause 103A of the Regulations. 

N.B. An Occupation Certificate cannot be issued and the building may not be able to be 
used or occupied where any mandatory critical stage inspections or other inspections 
required by the Principal Certifying Authority are not carried out. 

Where Council is nominated as Principal Certifying Authority, notification of all inspections 
required is provided with the Construction Certificate approval. 

NOTE: You are advised that inspections may only be carried out by the PCA 
unless by prior agreement of the PCA and subject to that person being an 
accredited certifier. 

59.  Documentation On Site 
A copy of the development consent and stamped plans together with the following 
documents shall be kept during construction. 

 Arborist Report 

 Waste Management Plan 

 Erosion and Sedimentation Control Plan 

 Traffic Control Plan 

60.  Standard of Works 
All work must be completed in accordance with this consent and Council’s Works 
Specification Subdivisions/ Developments and must include any necessary works required 
to make the construction effective. All works and public utility relocation must incur no 
cost to Council. 

61.  Engineering Construction Inspections 
Construction inspections are required for the engineering works included in this consent at 
the completion of the following inspection stages: 

a) Prior to commencement of work; 

b) Traffic control to AS 1742-3; 

c) Bedding of pipes in trenches; 

d) Trench backfill within roads; 

e) Formwork for concrete structures; 

f) Sub-grade proof roller test; 

g) Proof roller test for kerb; 

h) Sub-base course proof roller test; 

i) Base course proof roller test; 

j) Prior to placing of fill; 

k) Road crossing; 

l) Final inspection; and 

m) Asphaltic concrete surfacing. 
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The inspection of works approved by Council can only be carried out by Council. An initial 
site inspection is required prior to commencement of works. 24 hours notice must be 
given for all inspections. 

PRIOR TO ISSUE OF AN OCCUPATION AND/OR SUBDIVISION CERTIFICATE 
 
62.  Section 73 Certificate 
A Section 73 Compliance Certificate under the Sydney Water Act 1994 must be obtained. 
from Sydney Water Corporation. 

Application must be made through an authorised Water Servicing Co-ordinator. Please 
refer to the Building Development and Plumbing section of the web site 
www.sydneywater.com.au and then refer to Water Servicing Co-ordinator under 
“Developing Your Land” or telephone 13 20 92 for assistance.  

63.  Provision of Electricity Services 
Submission of a compliance certificate from the relevant service provider confirming 
satisfactory arrangements have been made for the provision of electricity services. This 
includes undergrounding of existing and proposed services where directed by Council or 
the relevant service provider. 

64.  Provision of Telecommunications Services 
The submission of a compliance certificate from the relevant telecommunications provider, 
authorised under the Telecommunications Act confirming satisfactory arrangements have 
been made for the provision of, or relocation of, telecommunication services including 
telecommunications cables and associated infrastructure.  This includes undergrounding of 
aerial telecommunications lines and cables where required by the relevant 
telecommunications carrier. 

65.  Design Verification Certificate 
Prior to the release of the Occupation Certificate design verification is required form a 
qualified designer to confirm that the development has been constructed in accordance 
with approved plans and details and has satisfied the design quality principles consistent 
with that approval. 

66.  Acoustic Compliance Report 
The acoustic consultant shall progressively inspect the installation of the required noise 
suppressant components as recommended in report titled Operational Noise Emission 
Assessment for DA, prepared by Acoustic Dynamics Pty Ltd dated 30 November 2012. 

Certification is to be provided to Council as to the correct installation of components and 
that the required criteria’s have been met. 

67.  Water Feature Management Plan 
The applicant shall submit a Water Feature Management Plan to Council’s Environmental 
Health Officer prior to the issue of an Occupation Certificate. The management plan shall 
take provide recommendations as to the (but not limited to): 

 treatment of microbial growth (plant and animal); 

 acoustic management; and 

 overflow management. 

68.  Landscaping Prior to Issue of Occupation Certificate  
The landscaping of the site shall be carried out prior to issue of the Final Occupation 
Certificate (within each stage if applicable) in accordance with the approved plan. All 
landscaping is to be maintained at all times in accordance with BHDCP Part D, Section 3 – 
Landscaping and the approved landscape plan. 
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69.  Works as Executed Plans 
Works as Executed (WAE) plans prepared by a suitably qualified engineer or registered 
surveyor must be submitted to Council when the engineering works are complete. The 
WAE plans must be prepared in accordance with Council’s Design Guidelines Subdivisions/ 
Developments on a copy of the approved engineering plans. An electronic copy of the WAE 
plans, in “.dwg” or “.pdf” format, must also be submitted. 

Where applicable, the plans must be accompanied by pavement density results, pavement 
certification, concrete core test results and site fill results. 

70.  Performance/ Maintenance Security Bond 
A performance/ maintenance bond of 5% of the total cost of the engineering works is 
required to be submitted to Council. The bond will be held for a minimum defect liability 
period of one year and may be extended to allow for the completion of necessary 
maintenance or in the case of outstanding works. The minimum bond amount is 
$5,000.00. The bond is refundable upon written application to Council along with payment 
of the applicable bond release fee, and is subject to a final inspection. 

71.  Confirmation of Pipe Locations 
A letter from a registered surveyor must be provided certifying that all pipes and drainage 
structures are located within the proposed drainage easements. 

72.  Stormwater CCTV Recording 
All piped stormwater drainage systems and ancillary structures which will become Council 
assets must be inspected by a CCTV and a report prepared. A hard copy of the report 
must be submitted along with a copy of the CCTV inspection on either VHS or DVD (in 
WMA format). 

73.  Public Asset Creation Summary 
A completed public asset creation summary form must be submitted with the WAE plans. 
A blank form can be found on Council’s website. 

74.  Completion of Engineering Works 
An Occupation Certificate must not be issued prior to the completion of all engineering 
works covered by this consent, in accordance with this consent. 

75.  Compliance with NSW Roads and Maritime Services Requirements 
A letter from the NSW Roads and Maritime Services must be submitted confirming that all 
works in Old Northern Road have been completed in accordance with their requirements 
and that they have no objection to the issuing of an Occupation Certificate. 

76.  Post Construction Public Infrastructure Dilapidation Report 
Before an Occupation Certificate is issued, an updated public infrastructure inventory 
report must be prepared and submitted to Council. The updated report must identify any 
damage to public assets in the direct vicinity of the development site and the means of 
rectification for the approval of Council. 

77.  Dedication of Road Widening 
An Occupation Certificate must not be issued until the proposed road widening in Old 
Northern Road (necessary to encompass the 3.8m wide slip lane and a 3.5m wide footpath 
verge measured from the face of kerb) has been dedicated as public road in accordance 
with the undertaking relating to this subdivision dated 26 August 2013. 

78.  Drainage Easement Registration/ Legal Point of Stormwater Discharge 
Before any Occupation Certificate is issued, a 1.5m wide (minimum) inter-allotment 
drainage easement must be created over 638 Old Northern Road, 638A Old Northern Road 
or 6 Derriwong Road over the inter-allotment stormwater pipeline/ outlet required earlier 
in this consent. 

79.  OSD System Certification 
The Onsite Stormwater Detention (OSD) system must be completed to the satisfaction of 
the Principal Certifying Authority (PCA) prior to the issuing of an Occupation Certificate. 
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The following documentation is required to be submitted upon completion of the OSD 
system and prior to a final inspection: 

a) Works as executed plans prepared on a copy of the approved plans; 

b) A certificate of hydraulic compliance (Form B.11) from a suitably qualified engineer 
or surveyor verifying that the constructed OSD system will function hydraulically; 

c) A certificate of structural adequacy from a suitably qualified structural engineer 
verifying that the structures associated with the constructed OSD system are 
structurally adequate and capable of withstanding all loads likely to be imposed on 
them during their lifetime. 

Where Council is not the PCA a copy of the above documentation must be submitted to 
Council. 

80.  Completion of Water Sensitive Urban Design Elements 
An Occupation Certificate must not be issued prior to the completion of the WSUD 
elements conditioned earlier in this consent. The following documentation must be 
submitted in order to obtain an Occupation Certificate: 

a) WAE drawings and any required engineering certifications; 

b) Records of inspections; 

c) An approved operations and maintenance plan; and 

d) A certificate of structural adequacy from a suitably qualified structural engineer 
verifying that any structural element of the WSUD system are structurally adequate and 
capable of withstanding all loads likely to be imposed on them during their lifetime. 

Where Council is not the PCA a copy of the above documentation must be submitted to 
Council. 

81.  Creation and Registration of Restrictions and Positive Covenants 
a) Creation of Restrictions and Positive Covenants 

The submission to Council of all necessary documentation together with payment of the 
endorsement fee prescribed in Council’s Schedule of Fees and Charges to create the 
following over the title of the property. The wording must nominate The Hills Shire Council 
as the authority to release, vary or modify each restriction or positive covenant. Standard 
wording is available on Council’s website and must be used. 

i. Restriction – OSD Modification 

A restriction restricting development over or the varying of any finished levels and layout 
of the constructed onsite stormwater detention system. 

ii. Positive Covenant – OSD Maintenance 

A positive covenant to ensure the ongoing maintenance of the constructed onsite 
stormwater detention system at the expense of the property owner. 

iii. Restriction – WSUD Modification 

A restriction restricting development over or the varying of any finished levels and layout 
of the constructed water sensitive urban design elements. 

iv. Positive Covenant – WSUD Maintenance 

A positive covenant to ensure the ongoing maintenance of the constructed water sensitive 
urban design elements at the expense of the property owner. 

b) Registration of Request Documents 

The request documents endorsed by Council must be registered and a copy of the 
registered documents submitted to Council before an Occupation Certificate is issued. 
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THE USE OF THE SITE 
 
82.  Lighting 
Any lighting on the site shall be designed so as not to cause a nuisance to other 
residences in the area or to motorists on nearby roads and to ensure no adverse impact 
on the amenity of the surrounding area by light overspill. All lighting shall comply with the 
Australian Standard AS 4282:1997 The Control of Obtrusive Effects of Outdoor Lighting. 

83.  Offensive Noise - Acoustic Report 
The proposed use of the premises and/or machinery equipment installed must not create 
offensive noise so as to interfere with the amenity of the neighbouring properties.  

Should an offensive noise complaint be received and verified by Council an acoustic 
assessment is to be undertaken (by an appropriately qualified consultant), and an acoustic 
report is to be submitted to Council for review. Any noise attenuation recommendations 
recommended and approved by Council must be implemented. 

84. Water feature – hours of operation 
Any associated parts, including but not limited to pumps, or fountains of the water 

feature which may give rise to offensive noise shall be restricted to the approved hours of 
operation: 

Microbiological treatment and filtering may operate 24 hours, 7 days per week. 

85.  Hours of operation of the loading dock 
Delivery of goods shall be restricted to the following times in the loading dock located in 
Car Park 3: 

 Monday to Friday – 7.00am to 8.00pm 

 Weekends and public holidays – 8.00am – 8.00pm. 

Any deliveries outside these hours must be receipted at the loading dock located in Car 
Park 1. 

86.  Final Acoustic Report 
Within three months from the issue of an Occupation Certificate, an acoustical compliance 
assessment is to be carried out by an appropriately qualified person, in accordance with 
the EPA's (DECCW) - Industrial Noise Policy and submitted to Council for consideration.  

This report should include but not be limited to, details verifying that the noise control 
measures as recommended in the acoustic report submitted with the application are 
effective in attenuating noise to an acceptable noise level and that activity does not give 
rise to “offensive noise” as defined under the Protection of the Environment Operation Act 
1997. 

87.  Noise to Surrounding Area 
Amplified music or speakers external to the building shall not give rise to “offensive noise” 
as defined under the provision of the Protection of the Environment Operation Act 1997. 
The sound level output shall not exceed 5 dB(A) above the ambient background level at 
the closest neighbour’s boundary. 

88.  Service Vehicle Restrictions 
The design and layout of the driveways, parking modules, circulation roadways and ramps 
do not allow for access for all types of service vehicles. In this respect, access to some or 
all parts of the development is limited for certain classes of vehicle, as follows: 

- Access to Lower Ground Level 1 and Lower Ground Level 2 for vehicles larger than 
a B99 design passenger vehicle from AS/ NZS 2890.1:2004is restricted; and 

- Access to all other parts of the site/ development for vehicles larger than a Medium 
Rigid Vehicle (MRV) from AS/ NZS 2890.6:2009 is restricted. 
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ATTACHMENTS 
1. Locality Plan 
2. Additional Information 12 November 2013 
3. Amended Site Plan 
4. Amended Ground Floor Plan 
5. Amended Public Domain Layout 
6. Amended Section 
7. Amended Landscaping Scheme 
8. Amended Landscaping Scheme post road widening 
9. Amended Planting Plan 
10. Amended Planting Plan post road widening 
11. Amended Landscape and Public Domain Report 
12. Amended Photomontages 
13. Amended Design Options – Front Building Form 
14. Previous Report to JRPP 25 September 2013 
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27 | P
 

a g e  

ATTACHMENNT 2 – ADDDITIONAL 

 
 
 

 INFORMAATION 12 NNOVEMBER 2013 

 



 

28 | P
 

 
 

a g e  

 
 



 

29 | P a g e  
 



 

30 | P a g e  
 



 

31 | P a g e  
 



 

32 | P a g e  
 



 

33 | P a g e  
 



 

34 | P a g e  
 



 

35 | P a g e  
 



 

36 | P a g e  
 



 

37 | P a g e  
 

 



 

38 | P
 

a g e  

ATT
 

 

TACHMENTT 3 – AMENNDED SITE PLAN 

 



 

39 | P
 

a g e  

ATTACHMENT 4
 

4 – AMENDDED GROUUND FLOORR PLAN 

 



 

40 | P
 

a g e  

ATTACHMMENT 5 – AAMENDEDD PUBLIC DDOMAIN LLAYOUT  

 



 

41 | P
 

a g e  

A
 

ATTACHMEENT 6 –AMENDED SEECTION 

 



 

42 | P
 

a g e  

ATTACHMENT 7 
 

 

– AMENDEED LANDSCAPING SSCHEME 

 



 

43 | P
 

a g e  

AATTACHMENT 8 –AMMENDED L

 

LANDSCAPPING SCHE
R
EME FOR F
ROAD WID

FUTURE  
DENING 

 



 

44 | P
 

a g e  

ATTACHM
 

 

MENT 9 –AAMENDED  PLANTINGG PLAN 

 



 

45 | P
 

ATT

a g e  
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ATTACHMENT 11 – AMENDED LANDSCAPE AND PUBLIC DOMAIN REPORT – 
ROAD WIDENING REVIEW
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ATTACHMENT 13 – AMENDED DESIGN OPTIONS FRONT BULDING FORM
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ATTACHMENT 14 – PREVIOUS REPORT 
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