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Assessment Report and Recommendation
Executive Summary

The site is zoned R1 General Residential pursuant to the Maitland Local
Environmental Plan 2011 (MLEP 2011). The site is mapped as being bushfire
prone.

The application seeks approval for the following works on the existing hospital:

o New hospital ward (50 beds) to be constructed fo the north-east of the existing
hospital, adjacent to the New England Highway above the existing car park. The
existing car park is to be re-configured. No loss of car parking in this area will
occur.

o Upper level car park at rear of site incorporating an additional 28 car parking
spaces. The existing ground level car park is to be re-configured which will
result in the loss of three car parking spaces (net gain of 25 car parking spaces).

o Expansions of Day Surgery No. 5 and 6 and recovery area; and

* Alterations to ground floor kitchen.

The application is defined under MLEP 2011 as a health services facility which is a
permissible use in the zone. The proposal is considered to be consistent with the
zone objectives. The application is Integrated Development under the
Environmental Planning and Assessment Act 1979 and was referred fo the Rural
Fire Service as an authorisation under Section 100B of the Rural Fires Act 1997
(NSW) is required. Their General Terms of Approval have been received dated 1 May
2014.

The application is submitted fo the Hunter and Central Coast Joint Planning Panel
for determination because of its classification as a health services facility and the
value of works being over $5 million, therefore triggering clause 6 of Schedule 4A of
the Environmental Planning and Assessment Act 1979 (NSW).

The primary potential issues as a result of the proposal relate to visual impact from
the New England Highway, car parking and the impact of the upper level rear car
park on the residential amenity of adjoining residential properties. These issues have
been resolved satisfactorily. The proposal was advertised and notified for a period of
14 days from 10 March 2014 to 2 April 2014. As a result of this process one
submission was received. The issues raised relate to the potential impact from the
upper level car park on the amenity of adjoining residential properties.



The development has been assessed under Section 79C of the Environmental
Planning and Assessment Act 1979 and is considered satisfactory. Accordingly, it is
recommended that the application be approved subject to conditions.

OFFICER’S RECOMMENDATION

THAT DA 14-482 for alterations and additions to an Existing Health Services
Facility (Maitland Private Hospital) and Car Park on Lot 102, DP 1010923, 175
Chisholm Road Ashtonfield, be approved subject to the conditions of consent
set out in the attached schedule.

BACKGROUND

The proposal was lodged at Council on 10 March 2014. The proposal was lodged as
Integrated Development under Section 91 of the Environmental Planning &
Assessment Act 1979 (NSW) because an authorisation under Section 100B of the
NSW Rural Fires Act 1997 (NSW) is required for the proposal. The cost of works is
identified as $10,780,000.

The proposal was advertised and notified for a period of 14 days from 10 March 2014
to 2 April 2014. As a result of this process one submission was received. The issues
raised as a result of this process are addressed in detail below.

As a result of Council’s initial assessment of the proposal the applicant was requested
on 2 April 2014 to provide addition information in relation to:

Car parking;

Roads and access;

Pedestrian access;

Construction impacts;

Cumulative impact;

The impact from the proposed upper level car park;
Architectural detail; and

Fire safety.

General terms of Approval were provided by the NSW Rural Fire Service dated 1 May
2014. A meeting was held with the applicant following Council’s request with additional
plans and documentation submitted on 4 July 2014 and 9 July 2014.

The revised plans were sent to the NSW RFS with confirmation received on 29 August
2014 advising that the NSW RFS raise no objections to the amended proposal subject
to compliance with previous terms of approval dated 1 May 2014. 1t is not considered
that the changes to the plans were significant enough to warrant re-exhibition of the
proposal.

A briefing meeting was held with the JRPP on 7 August 2014. At the briefing JRPP
identified a number of matters requiring clarification including:

¢ The impact the proposal will have on queuing lengths accessing the site,
including cumulative impacts.

+ The visual impact of the proposal, specifically the bulk of the northern corner.
Opportunities for landscaping should be considered.

» An ambulance bay will need to be included, including demonstrating turning
circles. It is noted that this is in accordance with Council’s standards.



» Substantial landscaping of the south-west boundary between the existing fence
line and the proposed upper level car park will be required.

The applicant was advised of these matters, as well as some other additional matters
including an outstanding traffic Assessment report, and responded in correspondence
dated 26 August 2014. The amended plans and documentation are considered
suitable for determination of the proposal.

SITE DESCRIPTION

The site is located on the corner of Chisholm Road and the New England Highway at
Ashtonfield. The lot is an irregular shape and has an overall land area of
approximately 1.5 hectares. It is currently home to the existing private hospital, along
with associated carparking. The site currently contains a 110 bed private hospital. The
site is mapped as bushfire prone.
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Figure 1: Locality Plan of 175 Chisholm Road Ashtonfield.

Surrounding land uses include a medical centre associated with the hospital, single
dwellings to the east as well as the south west, and medium density housing and
motel to the west across Chisholm Road. Other land uses in the locality include a
retirement village, Stockland Greenhills shopping centre and Hunter Valley Grammar
School. The New England Highway runs along the property’s north eastern
boundary.

Vehicular access to the site is obtained off Chisholm Road, which is a collector road
connecting the residential suburbs of Ashtonfield and Greenhills as well as the
Greenhills shopping precinct to the New England Highway (the major arterial road for
the locality) at a T-intersection controlled by traffic lights.

In terms of the background of the site and the existing development, the existing
hospital and medical centre were approved as a staged development under DA 97-
1529 (approved on 3 March 1998). Stage 1 for a 60 bed hospital and 20 suite medical
centre was constructed under BA 98-1508, while Stage 2 for the extension of the
hospital of a 40 bed ward plus an additional 8 medical consulting suites was



constructed under BA 98-2023. Given that the hospital and medical centre were
originally approved on the one allotment, the buildings are adjoining, however
easements for overhang were included on the deposited plan following their
separation by subdivision (approved under LD 00-213).

A further 2 Development Applications were lodged in 2009 (DA09-2457) and 2011
(DA11-0028) for the construction of 25 Bed rehabilitation ward, hydrotherapy pool and
associated, internal renovations, theatre suite, replacement of emergency generator
and acoustic enclosure and plant rooms. These were granted consent by Council.

DA 11-3501 was lodged at Council for a Health Service Facility seeking consent for
the construction of a new 25 bed medical and mental health ward, a two storey
consultants suites {995m?) with internal connection to the private hospitai at the
northern corner adjacent to the hydrotherapy pool, Revised ground level car parking
at the rear of the hospital site and minor alterations and additions. The proposal was
determined by the HCCJRPP on 15 November 2013. A section 96 Modification to the
proposal was determined by Council on 11 Jun 2013. In 2013 DA 13-276 was lodged
for alterations to medical records, storage room and lift and additional car parking on
the site. This was approved by Councii on 25 June 2013. A number of DA for fit outs
for the medical consuliing rooms were also determined by Council in 2013.

PROPOSAL

The application seeks approval for the following works on the existing hospital:

¢ New hospital ward (50 beds) to be constructed to the north-east of the existing
hospital, adjacent to the New England Highway above the existing car park. The
existing car park is to be re-configured. No loss of car parking in this area will
occur.

s Upper level car park at rear of site incorporating an additional 28 car parking
spaces. The existing ground level car park is to be re-configured which will
result in the loss of three car parking spaces (net gain of 25 car parking spaces).

* Expansions of Day Surgery No. 5 and 6 and recovery area; and

¢ Alterations to ground floor kitchen.

The existing hospital is setback between 28 to 30m from the New England Highway
road reserve. |t has an articulated presentation to the New England Highway. An
existing car park is located between the existing hospital and New England Highway
which has an approximate 5.5m setback. The new hospital ward will have a varying
setback of between 3.6 and 6.5 meters. Landscaping will be planted within the front
setback. The building is anchored to the ground via the use of louvre panels
constructed of powder coated aluminum material and face brickwork. The overall
building height will be approximately 9m above natural ground level to the underside of
the eave, and 11m to the ridge of the roofline.

The rear car park is located 1m from rear boundary above the existing car park. The
height above natural ground level varies from approximately 2.5m to 3.2m. The FFL of
the car park is 33.2m AHD. A 1.8m high balustrade and powder coated steel screen,
comprising a 1.1m high concrete upstand and 0.7m powder coated steel panel, will be
provided around a portion of the perimeter of the upper level car park to provide visual
and acoustic privacy to adjoining residents, and prohibit light glare into their properties.

As a result of the proposed works, the applicant has confirmed that there will be a total
of 22 additional staff required over a 24 hours period as follows:



¢ Day shift — 12 staff;
¢ Evening shift — 7 staff; and
* Night shift — 3 staff.

For the purposes of this assessment, based on the above, it is taken that a maximum
of 12 additional staff are required on site at any one time. This will result in a total
number of staff of 214 comprising:

e Day shift — 149 staff;
s Evening shift — 50 staff; and
¢ Night shift — 15 staff.

The total number of beds within the hospital will increase from 110 to 160 as a result of
the proposal.

The proposal is required to be determined at the Hunter Central Coast Joint Regional
Planning Panel pursuant to clause 6 of Schedule 4A of the Environmental Planning
and Assessment Act 1979 (NSW) because it is a Health Services facility with a Capital
Investment Value of over $5 million.

The full development plans are provided as an attachment to this report.
PLANNING ASSESSMENT

Section 79C(1)(a)(i) provisions of any environmental planning instrument
Local Environmental Plan

The site is zoned R1 General Residential under Maitland Local Environmental Plan
2011 (MLEP). The application is defined as a ‘Health Services Facility’ under MLEP,
which is a permissible use in the R1 General Residential zone with development
consent. The application is considered to be consistent with the zone objectives, which
are as follows:

Objectives of zone
s To provide for the housing needs of the community.
* To provide for a variety of housing fypes and densities.

s To enable other fand uses that provide facilities or services fo meet the day fo day
needs of residents.

The proposal will provide a non-residential use to service the day to day needs of
residents. The development is considered to be compatible with the character of the
area, and the bulk and scale of the development is consistent in maintaining the
predominantly residential amenity of the locality. The development is also able to be
serviced by existing utility infrastructure without the need for augmentation.

State Environmental Planning Policies

The following State Environmental Planning Policy (Infrastructure) 2007
(SEPP (Infrastructure) 2007) applies to the proposal. The site is located
adjacent to the New England Highway, which is defined as a classified road.
Clauses 101 and 102 of the SEPP are relevant and have been taken into
consideration as part of the assessment.



Clause 101 of the SEPP relates to development with frontage to a classified road,
which is relevant to this application as it is adjoining the New England Highway. The
development has existing access off Chisholm Road and not the New England
Highway, which will not change as part of the current development proposal. The
proposed works will not result in a significant rise in the number of vehicles utilising the
classified road, and the function of the classified road will not be adversely affected by
the new works.

Works were undertaken pursuant to DA 11-3501 to upgrade the access to the site. A
Traffic & Parking Assessment was prepared for the proposal by Intersect Traffic
(August 2014). It is expected that the additional traffic generated by the proposal in the
Am and PM peak is likely to be 56 vehicle trips per hour (vtph), which is less than 5%
of the current peak hour traffic volumes through the major intersections in the
immediate road network. It was concluded that the local and state road network has
spare capacity to cater for additional traffic in the area. The Assessment concluded
that the existing site access was suitable for the proposal in terms of width and sight
distance. Sidra modeling of the main hospital entrance has shown that this entrance
will continue to operate satisfactorily post development with good levels of service,
little delay and small queue lengths that do not exceed the sheltered turn bay lengths
on Chisholm Road.

On completion of the proposal, the entire site (including the existing consulting suites
located on the adjoining parcel of land at 173 Chisholm Drive, Lot 101, DP1010923)
will provide 194 car parking spaces. Parking layouts comply with the requirements of
Australian Standard AS2890.1-2004 Parking Facilities — Off-Street Car Parking
Facilities.

Clause 102 of the SEPP relates to the impact of road noise on the development. The
application is defined as a hospital and is located adjacent to the New England
Highway, which is a road which has in excess of 40,000 vehicles per day according to
RTA data. The proposal has been assessed against the Department of Planning’s
‘Development near Rail Corridors and Busy Roads — Interim Guideline’ policy dated
December 2008, fulfilling Part 2 of the clause.

The current application proposes a new 50 bed hospital ward located towards the
front of the site immediately adjaceni to the New England Highway. An acoustic
assessment was prepared for the proposal by SLR dated 14 January 2014. The
acoustic report confirms that the proposal complies with the relevant criteria in the
Department's guideline.

The report found that based on the measured LAcqg1s hour) NOISE leve! of 63dBA, a traffic
noise reduction of 28dB is required in order to achieve the recommended internal
noise goal of 35 dBA for the new hospital ward. The total noise reduction required for
the intended use of this space resuits in a Category 3 Construction Type — Special
Construction. Walls should achieve a minimum Rw 35 which can typically be achieved
with the proposed wall constructed from a steel stud with lightweight classing,
consisting of the Alpolic aluminum composite panel in front of a 200mm cavity, with
75mm of fiberglass insulation within the cavity and one layer of 13mm plasterboard
lining. Standard brick veneer construction is also proposed for part of the building
facade which can also achieve Rw 35 comprising of 110mm brick, 90mm stud,
minimum 50mm cavity between brickwork and studwork, R2 insulation and 13mm
plasterboard lining. The roof should achieve a minimum Rw 39. Glazing for the
hospital ward requires a minimum acoustic rating of Rw 33 which can be achieved with
a 10.38mm aminated glazing system. Any consent that is granted will require
compliance with the recommendations in this report.

Clause 104 of the SEPP refers to traffic generating development. The application



proposes an additional 50 beds. This does not trigger the requirements as set out in
Schedule 3 of the SEPP and therefore referral to Council’s Local Traffic Commitiee, or
the RTA Regional Development Commitiee was not required.

SEPP 19 — Bushland in Urban Areas

The site adjoins a vegetated parcel of bushland to the north east zoned RE1 Public
Recreation. The bushland comprises remnant Spotted Gums and [ron Bark with a
maintained understory. Clause 9(2)(b) of SEPP 19 requires Council to consider a
number of factors when considering a DA in respect of land which adjoins bushland
zoned or reserved for public open space purposes. The site has been exclusively
developed as a private hospital. There is no bushland on the site required to be
retained. The Bushfire Assessment report prepared for the proposal confirmed that all
required bushfire protection measures can be accommodated within the curtilage of
the subject land and do not require any vegetation or management within the adjoining
RE1 zoned land. Furthermore, given the site is downslope from the bushland, the
proposal will not result in any siltation/erosion impacts within the bushland. The
proposal does not raise any issues that conflict with the provisions of SEPP 19.

Section 79C(1)(a)(ii) any draft environmental planning instrument that is or has
been placed on public exhibition

No draft environmental planning instruments are relevant to this application.
Section 79C(1)(a)(iii) any development control plan

The following chapters of the Maitland Citywide Development Control Plan apply to
this application:

» (.11 —Vehicular Access & Carparking

e C.1-Accessible Living

e B. 6 - Waste Not — Site Waste Minimisation & Management

s A.4 - Advertisement/ Notification of Development Applications

C.11 Vehicular Access & Carparking

In accordance with Section C.11 of Council’s Development Control Plan car parking for
the proposal is to be provided at a rate of: 1 space per 10 beds (visitors) pits 1 space
per 2 employees plus 1 space per ambulance. 169 car parking spaces are currently
provided on site.

In terms of background, condition 9 of DA 11-3501 required the provisions of an
additional 33 car parking spaces to be provided on site prior to the issue of the
Occupation Certificate. DA 11-3501 resulted in the provision of 130 car parking spaces
on site (inclusive of the additional 33 car parking spaces required in accordance with
Condition 9). DA 13-276 required the provision of an additional 35 car parking spaces.
A total 165 car parking spaces is required to be provided on site in accordance with
DA 11-3501 and 13-276. It is noted that this includes the car parking spaces adjacent
to the two storey consulting suites located at 173 Chisholm Drive, Lot 101, DP1010923
which do not form part of the subject application.

Car parking is to be provided as follows:



CAR PARK EXISTING PROPOSED

FRONT CARPARK 58 58

. REARCARPARK * 72 : 69

UPPERLEVEL 0 | 28
CONSULTANT

SUITES* 39 39

TOTAL 169 194

* Note: Not included within this proposal, but previously counted towards TOTAL onsite cor parking demand.

The proposal seeks consent for a 50 bed ward and a maximum increase of 12 staff on
site at any one time (to occur during the day shift). Accordingly, an additional 11
spaces are to be provided. As detailed in the above table, the proposal seeks to
provide a net increase of 25 car parking spaces on site. This is above the requirement
of Council's DCP.

Notwithstanding, significant concerns were raised by both Council and JRPP regarding
the actual car parking demand on site. Accordingly, Intersect Traffic undertook a
parking survey on site between Thursday 28" November 2013 and Wednesday 4"
December 2013. It is noted that this included the consultant suites and associated car
parking which are not subject to the proposal however, have been included in previous
on site car parking assessments. This also included the ‘informal’ car parking area
within the New England Highway road reserve which does not form part of this
proposal. Peak parking on site occurs between 10am and 4pm and is in the order of
220 vehicles. Significant spare capacity in the off street parking occurs outside peak
periods, and on weekends when the consultant suites are closed. Therefore, it is likely
that the consulting suites are generating a significantly higher traffic volume than the
hospital. The assessment concludes that the ‘real’ parking demand generated by the
hospital (and consultant suites) on completion of the proposal would be in the order of
240 vehicles. In assessing the adequacy of this, Intersect offer the following
comments:

e Car parking provision is 69 spaces in excess of the DCP requirements for the
entire site (128 spaces) (notwithstanding JRPPs additional car parking
requirement pursuant to DA 11-3501 which resuited in the provision of an
addition 33 car parking spaces on site beyond that proposed by the applicant);

e Car parking is also in excess of current requirements if DA 11-3501 is
considered the baseline parking requirements; and

o Car parking is deficient by 43 spaces if the ‘real’ car parking rates are used to
calculate parking requirements.

The applicant has argued that the requirements to provide in excess of the DCP car
parking requirements is unenforceable, they do acknowledge that as a reasonable
operator of the hospital they should be seeking to accommodate as much as possible
of the real car parking demand. To this end the applicant is looking fo formalise the car
parking within the road reserve area however, it is noted that this is independent to the
current proposal and does not form part of the consent, if granted.

The existing car parking spaces within the front car park are 2.6m by 5.5m with a 6.7m
aisle width which is compliant with Council's DCP requirements. It is proposed to



reduce these to 2.6m by 5.4m with a 5.8m aisle width. The existing car parking spaces
within the rear car park are 2.6m by 5.4m with a 5.8m aisle width. The new upper level
car parking spaces will also be 2.6m by 5.4m with a 5.8m aisle width. This has been
discussed with Council's engineer, although it is below the standard in Council's DCP it
is compliant with Australian Standard. Further, it is consistent with the dimensions of
previously approved and consiructed car parking spaces at the rear of the site.

Overall, car parking associated with this DA will be provided on site with an additional
14 spaces in excess of Council’'s DCP requirement. Although the proposed car parking
dimensions and aisle widths do not comply with Council's DCP requirements, they
meet the relevant Australian Standard and are consistent with previous approvals
which have been constructed on site. Accordingly, a variation to Council’s standard is
considered appropriate in this instance.

C.1 - Accessible Living

This DCP chapter is designed fo increase awareness and provide guidelines for
access and mobility, particularly for new commercial buildings. Particular accessibility
features of this development include, but are not limited to the following:

¢ Provision of disability spaces in both the front and rear parking areas.
Wide corridors and doorway widths (also allowing for the manoeuvring of
beds as well as wheelchairs).

e Accessible toilets, in particular one for the new pool area
New accessible [ift in lobby.

¢ External pedestrian footpaths complying with accessibility grades, linking
parking areas with the adjoining building(s).

The nature of the proposed use requires a high level of accessibility, and as such,

consent conditions have been included to ensure compliance with AS 1428.1 as well
as the Disability Discrimination Act 1992.

B. 6 - Waste Not — Site Waste Minimisation & Management

This DCP chapter acknowledges that waste management and minimisation at both the
building construction stage and for ongoing operations is a major issue for the building
industry and seeks to encourage resource efficiency. It also seeks to assist in
planning for sustainable waste management through this process.

The applicant has complied with the requirements of the DCP chapter by providing a
Site Waste Management and Minimisation plan. This plan is not extensive as the
applicant does not have a contractor in place for the works, and has indicated that a
full assessment can be completed once this has been confirmed.

The applicant also provided detail on the current waste management procedures
operating in the hospital. The hospital has ongoing contracis with private companies to
collect the waste currently generated by the hospital which will be extended to cover
the expanded operations. This includes general waste, biohazards as well as
recycling.

A.4 Advertisement/ Notification of Development Applications

The proposal was advertised and notified for a period of 14 days from 10 March 2014
to 2 April 2014. As a result of this process one submission was received. The issues
raised in the submission have been addressed in Section 79C(1)(d).



Overall the proposal is considered to be consistent with the aims, objectives and
requirements of the relevant DCP chapters.

Section 79C(1)(a)(iv) the regulations (to the extent that they prescribe matters
for the purposes of this paragraph)

The application proposes minor demolition and as such, a condition of consent has
been included to ensure that demolition is in compliance with the Australian Standard.
Although the likelihood of asbhestos is remote given the relatively young age of the
building (around 18 years), provisions regarding asbestos management have been
included in the consent to ensure that it is appropriately handled and disposed of if it is
encountered on site.

The site is not affected by the NSW Government’s Coastal Policy.

Division 5 of Part 9 of the Environmental Planning & Assessment Regulation 2000
applies to the proposal. The proposal fulfils the fire safety and structural adequacy
requirements of the regulations and is therefore considered appropriate. In
accordance with the requirements of the regulation, a condition of consent is included
requiring the submission of annual fire safety statement from the applicant.

Section 79C(1)(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

Access, Transport and Traffic

A total of 169 car parking spaces are currently provided on site. In accordance with
previous consent requirements, a total of 165 car parking spaces are required to be
provided on site. As discussed above, works were undertaken pursuant to DA 11-3501
to upgrade the access to the site. A Traffic & Parking Assessment was prepared for
the proposal by Intersect Traffic (August 2014). 1t is expected that the additional traffic
generated by the proposal in the AM and PM peak is likely to be 56 vehicle trips per
hour {vtph), which is less than 5% of the current peak hour traffic volumes through the
major intersections in the immediate road network. It was concluded that the local and
state road network has spare capacity to cater for additional traffic in the area.

The intersection most impacted by the proposal is likely to be the New England
Highway/Chisholm Road traffic signhals. A traffic count was undertaken at this
intersection of 26" May 2014 and Sidra modeling undertaken. The modeling results for
the AM peak period for current and post development operation of the access
intersection detail that the intersection if operating, and will continue to operate at level
of service A for the right turn into Chisholm Road. Even with 6% background traffic
growth the 95% back of queue lengths in the left turn and right turn bays on Chisholm
Road are still only 0 metres and 1.9 metres in 2024 which is well within the turn bay
lengths provided.

The Assessment concluded that the existing site access was suitable for the proposal
in terms of width and sight distance. Sidra modeling of the main hospital entrance has
shown that this entrance will continue to operate satisfactorily post development with
satisfactory levels of service (LOS D), little delay and small queue lengths that do not
exceed the sheltered turn bay lengths on Chisholm Road.

On completion of the proposal, the site (including the two storey consulting suites
located at 173 Chisholm Drive, Lot 101, DP1010923 which do not form part of the
subject application) will provide 194 car parking spaces. Parking layouts comply with
the requirements of Australian Standard AS2890.1-2004 Parking Facilities — Off-Street
Car Parking Facilities.



As discussed above, Intersect Traffic undertook a parking survey on site between
Thursday 28" November 2013 and Wednesday 4™ December 2013. Peak parking on
site occurs between 10am and 4pm and is in the order of 220 vehicles. The
assessment concludes that the ‘real’ parking demand generated by the hospital (and
consultant suites) on completion of the proposal would be in the order of 240 vehicles.
It is noted that the existing site provides a total of 172 car parking spaces, with
additional car parking of 25 spaces provided as a result of the proposal, taking the
total provision of car parking to 197 spaces on site. As discussed above, the applicant
has argued that the requirements to provide in excess of the DCP car parking
requirements is unenforceable, however, they do acknowledge that as a reasonable
operator of the hospital they should be seeking to accommodate as much as possible
of the real car parking demand. To this end the applicant is looking to formalise the car
parking within the road reserve area however, this is independent fo the current
proposal and does not form part of the consent, if granted.

An ambulance bay is provided for patient drop off/pick up located at the front main
lobby entrance reflecting current practice (See DA Drawing DA-22).

A bus stop is located adjacent to the main hospital entrance off Chisholm Road with a
concrete path provided linking the site to both the New England Highway and
Stockland Greenhills Shopping Centre via Molly Morgan Drive.

Servicing the site will be via small and medium rigid vehicles. An existing designated
service bay and secondary service entrance is provided. This will not change as a
result of the proposal.

Acoustic_

The current application proposes a new 50 bed hospital ward located towards the
front of the site immediately adjacent to the New England Highway. An acoustic
assessment was prepared for the proposal by SLR dated 14 January 2014. The
acoustic report confirms that the proposal complies with the relevant criteria in the
Depariment’s guideline.

The report found that based on the measured LAcq15 hour) NOise level of 63dBA, a traffic
noise reduction of 28dB is required in order to achieve the recommended internal
noise goal of 35 dBA for the new hospital ward. The total noise reduction required for
the intended use of this space results in a Category 3 Construction Type — Special
Construction. Walls should achieve a minimum Rw 35 which can typically be achieved
with the proposed wall constructed from a steel stud with lightweight classing,
consisting of the Alpolic aluminum composite panel in front of a 200mm cavity, with
75mm of fiberglass insulation within the cavity and one layer of 13mm plasterboard
lining. Standard brick veneer construction is also proposed for part of the building
facade which can also achieve Rw 35 comprising of 110mm brick, 90mm stud,
minimum 50mm cavity between brickwork and studwork, R2 insulation and 13mm
plasterboard lining. The roof should achieve a minimum Rw 39. Glazing for the
hospital ward requires a minimum acoustic rating of Rw 33 which can be achieved with
a 10.38mm laminated glazing system. Any consent that is granted will require
compliance with the recommendations in this report.

It is noted that the acoustic assessment did not specifically address the potential
acoustic impact of the proposed upper level car park at the rear of the site on adjoining
residential properties. It is not considered that the upper level car park will have a
significant acoustic impact. A 1.8m high balustrade and powder coated steel screen
will be provided (Refer to drawings DA-36 and DA 37). It is expected that the
construction details and relative separation distance combine to minimise adverse



impacts on neighbouring residences, that would be no more than the acoustic impact
of the existing ground level car park at this location. Further, potential acoustic impacts
during evening/night shifts will be further reduces by the presence of reduced staff
numbers from 149 during the day, 50 during the evening shift and 15 at night.

Design and Appearance

Both Council and the JRPP raised concerns regarding the visual impact of the
proposal, especially when viewed from the New England Highway. The new ward is
proposed to be constructed in front of the existing private hospital immediately
adjacent to the New England Highway.

The primary potential impact in terms of design and appearance relate to the
increased proximity of the new works to the New England Highway. The existing
hospital is setback between 28 to 30m from the New England Highway road reserve. It
has an articulated presentation to the New England Highway. An existing car park is
located between the existing hospital and New England Highway which has an
approximate 5.5m setback. The new hospital ward will have a varying setback of
between 3.6 and 6.5 meters. Landscaping will be planted within the front setback. The
building is anchored to the ground via the use of louvre panels constructed of powder
coated aluminum material and face brickwork. The overall building height will be
approximately 9m above natural ground level to the underside of the eave, and 11m to
the ridge of the roofline.

The massing of the existing building is effectively reduced through the use of ‘pull
out' rendered features along the north eastern elevation facing the New England
Highway. Some significant changes to the external architectural treatments of the new
hospital ward have been undertaken through discussion with Council which included
anchoring the building via the louvre panels and face brick work.

The proposal retains the roof ridge height of existing development on site. The
application has proposed a design for the new buildings which has appropriate bulk,
scale and height, particularly in considering its function and context in relation to the
existing built form on the site. The proposed buildings are to employ design treatments
consistent with the architectural theme of the existing buildings.

Further, the proposed new hospital ward will be screened from the New England
Highway by vegetation. The proposal will soften the bulk of the building with
landscaping (refer to landscape drawings by Moir Landscape Architects dated 13t
January 2014). This screening softens the impacts of the structures located on the
site.

The rear car park is located 1m from rear boundary above the existing car park. The
height above natural ground leve! varies from approximately 2.5m to 3.2m. The FFL of
the car park is 33.2m AHD. A 1.8m high balustrade and powder coated steel screen,
comprising a 1.1m high concrete upstand and 0.7m powder coated steel panel, will be
provided around a portion of the perimeter of the upper level car park to provide visual
and acoustic privacy to adjoining residents, and prohibit light glare into their properties.
Furthermore, a deep soil zone is provided between the proposed upper level car park
at the rear of the site and existing residences. This reflects existing site conditions.

All existing and proposed buildings allow for a sufficient setback from the site
boundaries in order to ensure a buffer between the neighbouring residential
development and the hospital facility. The proposed design is considered suitabie for
the site and it is unlikely to result in any significant visual impacts.

Natural hazards




The site is mapped as being bushfire prone as it is iocated within the 100m bushfire
buffer zone to Category 1 vegetation adjoining on the north eastern boundary,
containing eucalypt remnant vegetation.

Given that the site was mapped as bushfire prone and the use is defined under the Act
as ‘special fire protection purpose’, the application was categorised as Integrated
Development pursuant to Section 91 of the Environmental Planning & Assessment Act
1979 (NSW) as an authorization under Section 100B of the NSW Rural Fires Act 1997
(NSW) was required. As such, the application was referred to the Rural Fire Service
(RFS) for their General Terms of Approval. This approval was issued on 1 May 2014,
with confirmation received on the 29 August 2014 that the RFS have reviewed the
amended plans raised no objections subject to compliance with the previous GTAs.

The application requires compliance with Planning for Bushfire Protection 2006 as well
as the construction of the new buildings in accordance with the Level 1 provisions of
AS 39508-1999. The full RFS ‘General Terms of Approval has been included in the
overall consent conditions.

Construction

As a result of Council’s initial assessment of the proposal, concerns were raised
regarding the potential for construction impacts to have an adverse impact within the
locality. It is expected up to 10 construction workers will be on site at any one time
during construction works. These works are likely to impact on traffic movements
within the site and have the potential to restrict the availability of on-site parking in the
short-term. In the event consent is granted, it is recommended that a Construction
Management Plan will be required to be submitted to, and approved by Council, prior
to the issue of the Construction Certificate when the building contractor is known and
can better manage construction impacts.

Section 79C(1)(c) the suitability of the site for the development

It is considered that the proposed location of the new development within the site is
suitable. Issues relating to car parking and access have been appropriately
addressed throughout this report. The location of the hospital is relatively central to
the population that it serves, noting that it is a private hospital with no emergency
facilities.

Section 79C(1)(d) any submissions made in accordance with this act or the
regulations

The proposal was advertised and notified for a period of 14 days from 10 March 2014
to 2 April 2014. As a result of this process one submission was received. The issues
raised in the submissions are addressed as follows. It is noted that the issues relate
solely to the additional car parking proposed which is perceived by the applicant to
have a severe and adverse impact on the amenity of their property which adjoins the
proposed car park.

ISSUE COMMENT

Shadow diagrams have been prepared and submitted
with the proposal. The shadow diagrams do not

. indicate that overshadowing will be a significant issue.
- There will be some minor impacts from
overshadowing as a result of the rear car park in the
morning, however, by midday the shadow will be
comparable to the existing fence line. The adjoining

The car park will
overshadow my property.




COMMENT

 residential properties will still receive a minimum of
- three hours solar access to their private open space
and I|V|ng areas. No S|gn1f|cant lmpacts are expected

] As dlscussed above it is not conS|dered that the j
upper level car park will have a significant acoustic
impact. A 1.8m high balustrade and powder coated

: * steel screen will be provided (Refer to drawings DA- -
: The proposed car park will 36 and DA 37). It is expected that the construction -

“disturb by way of noise the details and relative separation distance combine to -
- residential amenity enjoyed minimise adverse impacts on neighbouring -
-in an established residential = residences, that would be no more than the acoustic -
. area - impact of the existing ground level car park at this

- location. Further, potential acoustic impacts during
. evening/night shifts will be further reduces by the
. presence of reduced staff numbers from 149 during
o - the day, 50 during the evening shift and 15 at night.
The lights from vehicles will
shine into my property and
people using said car park
will have the ability to look
into my property, taking away -

As discussed above, a 1.8m high balustrade and
powder coated steel screen will be provided (Refer
to drawings DA-36 and DA 37) to inhibit the
potential for light shine into adjacent residential
properties. No significant impacts are expected.,

my prlvacy

By approvmg the proposed

. car park adjacent to my . The site is zoned R1 General Residential under
 property is effectively . Maitland Local Environmental Plan 2011 (MLEP). -
; creating what could become | The application is defined as a ‘Health Services :
- an ‘existing use’ precedent, | Facility' under MLEP, which is a permissible use in
: which in the longer term . the R1 General Residential zone with development
. could allow for a multi-storey : consent. The proposal does ot create or raise any

- car park on the site. Thisin ' jssues in relation to ‘existing use’ precedents. Any
' furn would create an . future proposal to develop the site will be assessed

- enormous adverse effect not © against the relevant planning policy and legislation

~only on my own property, but . at the time of submission.
. other surrounding properties.
. As discussed above, the site is zoned R1 General
. Residential under Maitland Local Environmenta! Plan
| 2011 (MLEP). The application is defined as a ‘Health
There is “commercial | Services Facility’ under MLEP, which is a permissible

creep” taking place in what ' use in the R1 General ReS|dent|aI zone with
is an established residential development consent. The proposal is consistent with

area. This is contrary to all - the objectives of the zone. It is not considered that it
sound and sensible - will have any significant impact on the adjoining
planning. - residential amenity. Issues relating to design,

‘landscape, acoustic, light glare from vehicles and
- overshadowing have been appropriately addressed
- through Council’'s assessment process.

Section 79C(1)(e) the public interest

The proposal is considered consistent with the public interest as it is providing
additional health facilities, particularly important in a growth area such as Maitland.



The development also represents employment opportunities both during the
construction phase and once completed in the health sector.

There are no Council management plans affecting this land.

The proposal is considered appropriate with regard to Environmentally Sustainable
Development Principles.

CONCLUSION

An assessment of the application has been carried out under Section 79C(1) of the
Environmental Planning and Assessment Act, 1979 as amended. The proposed
development is considered satisfactory in terms of the relevant matiers for
consideration under the Act and the development application is recommended for
approval subject fo conditions.

Signed (Assessing Officer) WM Date: / 69 / L/[

Tegan Harris

Team Leader
Development Assessment

Reviewed (Supervising Officer) Date: [b q
Leanne Harris
Coordinator
Development
Assessment

Authorised for submission to JRPP PM &G«A-QAQ, Date: M

Bernie Mortomore

Executive Manager
Planning Environment & Lifestyle



Schedule of Conditions DA 14-582

The following conditions are applied to:

= Confirm and clarify the terms of Council’s Approval;

= [dentify minor modifications and additional requirements that will resulft in improved compliance,
development and environmental outcomes; and

« Draw to the attention of the applicant and owner their responsibility to comply with the
requirements of various legisiation including but not limited to the Environmental Planning and
Assessment Act, 1979, Local Government Act 1993; relevant Regulations; Building Code of Australia,
Australian Standards and Local Policies relating to development works, building construction and
protection and enhancement of public health and the environment. Fire Safety improvements under
the provisions of Clause 94 of the Environmental Planning and Assessment Regulations
2000.

APPROVED PLANS AND DOCUMENTATION

1. The development shall be carried out in accordance with the stamped approved
plans and documentation as detailed in the following schedule and any amendments
arising through conditions to this consent or as shown in red colour on the plans:

Plan Ret. Sheet | Rev Revision Prepared by
NO NO N© Date
Existing Site Plan & Key Plan of Health Science Planning
Proposed Works DA-01 G 03.07.14 Consultants

Proposed Lwr Ground Floor Plan | DA-20 E 03.06.14 Health Science Planning
Basement Store Consultants

Propesed Ground Hoor Plan QT DA-21 E 03.06.14 Health Science Planning

Consultants

Proposed Ground Flood Plan Car | DA-22 G 10.9.14 Mealth Science Planning
Park Under 50 Bed Ward Sheet 1 Consultants

Proposed Ground Flood Plan Car | DA-23 F 20.06.14 Health Science Planning
Park Under 50 Bed Ward Sheet 2 Consultants

Proposed Upper Deck Carpark DA-24 F 01.07.14 Health Science Planning
Consultants

Proposed Level 1 Floor Plan 50 Bed| DA-26 F 20.06.14 Health Science Planning
Ward Sheet 1 Consultants

Proposed Level 1 Floor Plan 50 Bed| DA-27 F 20.06.14 Health Science Planning
Ward Sheet 2 Consultants
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Proposed Roof Plan 50 Bed Ward | DA-28 F 20.06.14 Health Science Planning
Sheet 1 Consultants

Proposed Roof Plan 50 Bed Ward | DA-29 F 20.06.14 Health Science Planning

Sheet 2 Consultants
Proposed Elevations Key DA-30 G 10.8.14 Health Science Planning
Consultants

Proposed Elevations Sheet 1 DA-31 G 10.09.14 Health Science Planning
Consultants

Proposed Elevations Sheet 2 DA-32 G 10.09.14 Health Science Planning
Consultants

Proposed Elevations Sheet 3 DA-33 G 10.09.14 Health Science Planning
Consultants

Proposed Section DA-35 E 03.06.14 Health Science Planning
Consultants

Proposed Section Upper Deck DA-36 G 22.06.14 Health Science Planning
Carpark Consultants

Privacy Screen detail Upper Deck | DA-37 A 22.06.14 Health Science Planning

Carpark Consultants
Erosion and Sediment Control CDAZ A 15.01.14 Northrop
Concept Plan
Landscape Plan LPO2 A 13.01.14 | Moir Landscape Architecture
Landscape Plan LPO3 A 13.0t.14 | Moir Landscape Architecture
Landscape Plan - Elevations P04 A 13.01.14 |Moir Landscape Architecture

Landscape Plan - Elevations & LPO5 A 13.01.14 | Moir Landscape Architecture
Details

CONTRIBUTIONS & FEES
2, Pursuant to Section 80A(1) of the Environmental Planning and Assessment Act 1979, and the
Maitland S94A Levy Contributions Plan 2006, a contribution of $107,800 shall be paid to the

Council.

The above amount may be adjusted at the time of the actual payment, in accordance with
the provisions of the Maitland City Council S94A Levy Contributions Plan 2006.

Payment of the above amount shall apply to Development Applications as follows:
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- Building work only - prior to issue of the Construction Certificate.

- Subdivision and building work - prior to the issue of the Construction Certificate, or
Subdivision Certificate, whichever occurs first.

- Where no construction certificate is required - prior to issue of an Occupation Certificate.

The above "contribution” condition has been applied to ensure that:

i) Where the proposed development results in an increased demand for public amenities and
services, payment towards the cost of providing these facilities/services is made in accordance
with Council's adopted contributions plan prepared in accordance with the provisions of section
944 of the Environmental Planning and Assessment Act, 1979.

if) Councif's administration expenses are met with respect to the processing of the application.

CERTIFICATES

3. Prior to the commencement of works an application for a Construction Certificate shall be
submitted to, and be approved by, the Accredited Certifier.

4, Prior to the issue of an Occupation Certificate all conditions of development consent
shall be complied with.

5. Prior to occupation of the building an Occupation Certificate shall be issued by the Principal
Certifying Authority.

6. Prior to issue of the Construction Certificate, a certificate of compliance under Section 50 of
the Hunter Water Act 1997 for this development, shall be submitted to the Accredited
Certifier,

ACQOUSTIC

7. The proposal shall comply with the recommendations contained in the Acoustic Assessment

prepared by SLR dated 14 January 2014.
NSW RURAL FIRE SERVICE

8. The applicant shall comply with the General Terms of Approval under Section 100B of the
Rural Fires Act 1997, issued by NSW Rural Fire Service, dated 1 May 2014, Ref.DA14-582,
DA14031991367CR, as detailed below.

Asset Protection Zones
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The intent of measures is to provide sufficient space and maintain reduced fuel loads so as
to ensure radiant heat levels of buildings are below critical limits and to prevent direct flame
contact with a building. To achieve this, the following conditions shall apply:

A. Atthe commencement of building works and in perpetuity the entire property shall be
managed as an inner protection area (IPA) as outlined within section 4.1.3 and

Appendix 5 of ‘Planning for Bush Fire Protection 2006’ and the NSW Rural Fire Service's
document ‘Standards Tor asset protection zones'.

Water and Utilities
The intent of measures is to provide adequate services of water for the protection of
buildings during and after the passage of a bush fire, and to locate gas and electricity so as

not to contribute to the risk of fire to a building. To achieve this, the following conditions
shall apply:

B. Water, electricity and gas are to comply with sections 4.1.3 and 4.2.7 of ‘Planning for
Bush Fire Protection 2006'.

Evacuation and Emergency Management
The intent of measures is to provide suitable emergency and evacuation (and relocation)

arrangements for occupants of special fire protection purpose developments. To achieve
this, the following conditions shall apply:

C. Arrangements for emergency and evacuation are to comply with section 4.2.7 of
‘Planning for Bush Fire Protection 2006’

Design and Construction
The intent of measures is that buildings are designed and constructed to withstand the
potential impacts of bush fire attack. To achieve this, the following conditions shall apply:

D. New construction shall comply with Sections 3 and 5 (BAL 12.5) Australian Standard
AS3959-2009 ‘Construction of buildings in bush fire-prone areas’ and section A3.7
Addendum Appendix 3 of ‘Planning for Bush Fire Protections’.

Landscaping

E. Landscaping to the site is to comply with the principles of Appendix 5 of ‘Planning for
Bush Fire Protection 2006".

LANDSCAPING

9. All landscaped areas of the development shall be established maintained in accordance
with the approved landscape plan. The landscaped areas shall be kept free of parked
vehicles, stored goods, waste material, and the like.

CARPARKING
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10. The proponent is to prepare and implement a ‘construction phase parking
management plan’ for the approval of Council prior to the issue of a Construction
Certificate, to minimise adverse impact on nearby residents and the road network.

11. Car parking for the development shalt be provided in accordance with the approved plans,
with a minimum allocation for the development of 11 spaces.

12, All driveways, parking areas and vehicles turning areas shall be constructed as reinforced
concrete,

13. All parking bays shall be delineated with line-marking and/or signposting.

STORMWATER DRAINAGE

14.  Prior to issue of the Construction Certificate for stormwater control, a drainage
design providing:

) Piped conveyance of stormwater runoff, and
i) an emergency overland flow path for major storm events,
shall be prepared for approval, by a suitably qualified person, in accordance with

Council's Manual of Engineering Standards.

EROSION CONTROLS

15. The property shall be protected against soil erosion, such that sediment is not carried from
the construction site by the action of stormwater, wind or “vehicle tracking”.

BUILDING CONSTRUCTION

16. All building work shall be carried out in accordance with the provisions of the Building
Code of Australia.

17. All excavations and backfilling shall be executed safely, in accordance with appropriate
professional standards and shall be properly guarded and protected to prevent the works
from being dangerous to life or property.

18. Unless otherwise approved by Coundil in writing, all general building work shall be carried
out between the hours of:

a. 7.00am to 6.00pm Monday to Friday
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b. 7.00am to 5.00pm Saturday

Any work performed on Sunday's or Public Holidays that may cause offensive noise, as
defined under the Protection of the Environment Operations Act, is prohibited. Minor
works (such as hand sanding, painting, digging and the like) is permitted between the
hours of 9.00am to 5.00pm. Power cperated tools are not permitted to be used.

SERVICES & EQUIPMENT

19.

20,

21,

22.

23.

Upon completion of the building BUT prior to its occupation, & Final Fire Safety
Certificate with respect to each critical and essential fire safety measure installed in the
building shall be submitted to Council. Such certificates shall be prepared in accordance
with Division 4 of Part 9 of the Environmental Planning and Assessment Regulation, 2000.

A copy of the Fire Safety Schedule and Fire Safety Certificate shall be prominently
displayed in the building in accordance with Division 4 of Part 9 of the Environmental
Planning and Assessment Regulation 2000.

A Fire Safety Statement in respect of each required essential and/or critical fire safety
measure instalied within the building shall be submitted to Council and the NSW Fire
Commissioner annually (or at a more frequent interval for supplementary statements).

Statements shall be prepared and issued in accordance with Division 5 of Part 9 of the
Environmental Planning and Assessment Regulation, 2000. Note that monetary penalties
may apply for failure to lodge a fire safety statement within the prescribed timeframe.
Statements to the NSW Fire Commissioner are to be submitted electronically to
afss@fire.nsw.gov.au.

Standard forms and further information for lodging Fire Safety Statements may be
downloaded from Councils website.

All excavated and/or filled areas are to be retained or battered and suitably drained so as
to prevent any subsidence of the area and constructed so as to deny any flow of water into
or around the building or neighbouring buildings or onto neighbouring land.

Where a retaining wall is planned for this purpose and such wall requires consent (refer to
State Environmental Planning Policy -Exempt and Complying Development Codes, 2008)
plans and specifications of the wall shall be approved by Council and/or an accredited
certifier.

Note: The submission of o separate Development Application is not required for a retaining wall
associated with this approval and indicated on the approved plans.

If an excavation extends betow the level of the base of the footings of a building/structure
on an adjoining allotment of land, the person causing the excavation to be made.

i) Must preserve and protect the building/structure from damage, and
i) If necessary, must underpin and support the building/structure in an approved
manner, and
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24,

25.

26.

27.

28.

29.

iii) Must, at least 7 days before excavating below the level of the base of the footings
of a building/structure on an adjoining allotment of land, give notice of intention to
do so to the owner of the adjoining allotment of land and furnish particulars of the
excavation to the owner of the building/structure being erected or demolished.

The owner of the adjoining aflotment of land is not liable for any part of the cost of work
carried out for the purposes of this condition, whether carried out on the allotment of land
being excavated or on the adjoining allotment of land. (Includes a public road and any
other public place).

Rubbish generated from the development is to be suitably contained on site at all times.
No rubbish shall be stockpiled in a manner which facilitates the rubbish to be blown off site.

If the work:

) is likely to cause pedestrian or vehicular traffic in a public place to be obstructed or
rendered inconvenient, or

iM) involves the enclosure of a public place
a hoarding or fence must be erected between the work site and the public place.

If necessary, an awning is to be erected, sufficient to prevent any substance from, or in
connection with, the work falling into the public place.

The work site must be kept lit between sunset and sunrise if it is likely to be hazardous to

persons in the public place. Any such hoarding, fence or awning is to be removed when
the work has been completed.

A sign must be erected in a prominent position on the work:
i) stating that unauthorised entry to work site is prohibited, and

ii) showing the name of the person in charge of the work site and a telephone
number at which that person may be contacted during work hours.

Any such sign is to be removed when the work has been completed.
Note: This condition does not apply to:
D) building work carried out inside an existing building, or

i) building work carried out on premises that are to be occupied continuously (both during
and outside working hours) while the work is being carried out.

Approved toilet facilities are to be provided, at or in the vicinity of the work site at the rate
of one toilet for every 20 persons or part of 20 persons employed at the site. The provision
of toilet facilities in accordance with this Clause must be completed before any other work
is commenced.

The site is to be cieared of all building refuse and spoil immediately after completion of
the building/structure.

No building materials, refuse or spoil is to be deposited on or be allowed to remain
on Council's footpath.
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30. Suitable and adequate measures are to be applied to restrict public access to the site
and building works, materials and equipment.

FIRE SAFETY

31. For the purposes of clause 94 of the Environmental Planning and Assessment Regulation
2000, prior to issue of an Occupation Certificate, the existing building shall be brought
into compliance with the following Parts of the Building Code of Australia 2013:

 Part D1 Provision for Escape

» Part D2 Construction of Exits

= Part E1 Fire Fighting Equipment

« Part E2 Smoke Hazard Management

» Part E4 Emergency Lighting, Exit Signs and Warning Systems

FOOD PREMISES

32. The premises, including the construction and installation of ali equipment, fixtures
and fittings must comply with the requirements of The Food Act 2003, Food Regulation
2004, Food Standards Code and Australian Standard 4674 for the Design, Construction
and Fit-out of Food Premises.

If Council is nominated as the Principal Certifying Authority, details of compliance are to be
included in the plans and specifications for the Construction Certificate.  Council's
Environmental Health Officer is to be given 48 hours-notice to inspect the premises prior
to the commencement of the business.

Prior to commencement of trade the business is to be registered with

Council.

DEMOLITION

33. All demolition works are to be carried out in accordance with Australian Standard AS 2601
2001.

SCHEDULE OF ADVICE

A You are advised that in regard to potential soil erosion from the construction site,

such pollution of the environment is an offence under the Protection of the Environment &
Operations (POEQ) Act and may incur infringement fines.
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B You (or the owner) are advised to notify Council in writing, of any existing damage to
the street infrastructure (including landscaping) along the frontage of the property, prior to
commencement of construction. The absence of such notification signifies that no damage
exists. Where necessary repairs are carried out by Council, the owner of the property shall
be held liable for the cost of those repairs.

C You are advised that the issue of this development consent does not amount to a
release, variation or modification by Council of any covenant or easement applicable to this
property and that Council will not be held responsible when action on this consent
results in any loss or damage by way of breach of matters relating to title of the property.

D You are advised that compliance with the requirements of the Disability Discrimination
Act, (DDA) applies to works on this site. It should be noted that compliance with the
Building Code of Australia does not necessarily meet the requirements of the DDA.

You are advised that, prior to submitting an application for an Occupation
Certificate the applicant should ensure that all relevant conditions of
development consent have been complied with.
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ATTACHMENT A: LOCALITY PLAN
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ATTACHMENT B: DEVELOPMENT PLANS
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