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EXECUTIVE SUMMARY

The subject development application, DA/3369/2022, seeks consent for alterations and additions to the existing educational establishment known as Our Lady Star of the Sea Catholic School at 165 Serpentine Road, Terrigal, NSW.

Specifically, the proposed development works are to be undertaken in the following stages:

· Stage 1:
· Construction of new Block F to replace Block I and associated site works other than 2 classrooms which are to remain until completion of the project.
· Construction of a new lift connected to Block B and a connected disabled access link and covered walkway.
· Earthworks
· The extension of an internal access road.
· Stage 2A:
· Refurbishment of Block C, Block D and Block E
· Stage 2B:
· Construction of proposed walkway and associated awnings that are to connect with the Stage 1 covered walkway.
· Stage 3:
· Demolition of Block H buildings
· Construction of a stormwater swale located to the north of the site.

The subject site is known as Lot 11 DP1045814, 165 Serpentine Road Terrigal (‘the site’) and comprises a large irregular shaped parcel with a site area of 5.622ha and has a frontage to Serpentine Road at the eastern boundary and Helena Parade at the southern boundary.

Existing development on the site consists of a church, hall, offices and presbytery associated with the existing Catholic church, a Catholic primary school “Our Lady Star of the Sea” comprising various classrooms and school buildings, an early learning centre, a sports field and 132-space carpark used by the existing primary school, early learning centre and church. Access to the school is provided via a roundabout intersection from Serpentine Road. Towards the front of the site at Serpentine Road is the Aspect Central Coast School, which is located on the same allotment with separate access directly from Serpentine Road.,

The site is located in the SP2 – Infrastructure zone (Educational Establishment) pursuant to Clause 2.2 of the Central Coast Local Environmental Plan 2022 (CCLEP 2022). Educational Establishments are a permissible use with consent.

The principle planning controls relevant to the proposal include State Environmental Planning Policy (Transport and Infrastructure) 2021, the Central Coast Local Environmental Plan 2022 and the Central Coast Development Control Plan 2022. 

The proposal is consistent with various provisions of the planning controls including:
· The proposal is considered to comply with the various objects of the Environmental Planning and Assessment Act 1979 (EP&A Act) relating to the orderly and economic development of land and is not contrary to the public interest.
· The proposal also complies with matters for consideration under Section 4.15(1) of the EP&A Act in relation to potential impacts to the surrounding area.

The application is integrated development pursuant to Section 4.46 of the EP&A Act. A referral was made to the NSW Rural Fire Service (NSW RFS), pursuant to section 100B of Rural Fires Act 1997.  The NSW RFS has issued it General Terms of Approval and Bushfire Safety Authority subject to conditions.

Referrals were made to the following agencies:
· Department of Planning and Environment – Water (DPE-Water) pursuant to section 91 of the Water Management Act 2000 for a controlled activity approval.  DPE Water advise a controlled activity approval is not required.
· Transport for NSW (TfNSW) pursuant to s3.58 of State Environmental Planning Policy (Transport and Infrastructure) 2021.  TfNSW provided comments to assist the consent authority in making a determination which are discussed further in this report.

The application was placed on public exhibition from 9 December 2022 to 30 January 2023; no submissions were received.   Following submission of amended architectural plans and associated reports the application was re-notified to adjoining landowners from 20 July 2023 to 11 August 2023; no submissions were received. 

The application is referred to the Hunter and Central Coast Regional Planning Panel (the Panel), as it is identified as regionally significant development pursuant to section 2.19(1) of the State Environmental Planning Policy (Planning Systems) 2021 as the proposal is development for an educational establishment with a CIV over $5 million.

A kick-off briefing was held with the Panel on 14 March 2023 where key issues were discussed as follows:
· Bushfire
· Stormwater Management
· Car Parking 
· Privacy and amenity to adjoining northern property and proposed classrooms
· Architectural Design – sunscreens

A Request for Information issued 31 March 2023 was made to the applicant to address the key issues identified above.  The Applicant provided a re-design concept sketch for Block F on 1 June 2023 shifting the building/classrooms further south of the initially proposed location.  The revised design was presented to the Panel during the Council briefing on 6 June 2023. 

On the 21 July 2021 revised plans and supporting documents were submitted by the Applicant.  
· The location of the proposed new building (Block F) has been shifted further south from the originally proposed location along the northern wing. Block F will be located within the southern wing of the school adjacent Block B and within the location of the existing single storey demountable building (Block I to be removed). Block F will be screened by buildings located on the upper wing (including Block D and Block E). Furthermore, the north elevation of Block F will present as a single level building, due to the slope of the site from north to south.  Sunscreens are provided on the western elevation.
· Potential privacy and amenity impact to future residential development on the northern adjoining property including the identified stormwater and bushfire impacts are addressed by the revised location of new Block F.
· The proposal description is amended in relation to the demolition of relevant buildings to accord with the revised plans.
· Revised Traffic Impact Assessment and Traffic Addendum letter detailing required car parking for the school based on actual school staff numbers not FTE (full time equivalent) staff demonstrating the 132-space car park is adequate for the proposal and potential increase in 3 staff by 2025 to cater for increase of 79 students.  

Following a detailed assessment of the proposal under the matters for consideration in section 4.15 of the EP&A Act it is considered that the site is suitable for the proposed development. Pursuant to Section 4.16(1)(a) of the EP&A Act the application is recommended for approval subject to conditions contained within Attachment A of this report.

THE SITE AND LOCALITY

The site is known as Lot 11 / DP 1045814, 165 Serpentine Road, Terrigal. The site is a large
irregular shaped parcel with a site area of 5.622ha and has a frontage to Serpentine Road at
the eastern boundary and Helena Parade at the southern boundary, refer Figure 1.

The site contains a church, hall, offices and presbytery associated with the existing Catholic
church, a Catholic primary school “Our Lady Star of the Sea” comprising various classrooms and school buildings, an early learning centre, a sports field and car park, refer Figure 2. 

Access to the school is provided via a roundabout intersection from Serpentine Road. Towards the front of the site at Serpentine Road is the Aspect Central Coast School, which is located on the same allotment with separate access directly from Serpentine Road.

The site falls approximately 30m from east to west and is densely vegetated within parts of
the northern side boundary, western boundary and parts of the southern side boundary. Areas of open space are predominantly turfed to enable use for play space and sporting activities. The central portion of the site consists of buildings that are used for the purpose of the school. Other buildings on site that are used for the Parish and early learning centre are located towards the southeast and southwest corners of the site respectively.

The site is identified as bush fire prone land. The property is connected to reticulated water and sewer via a pumped rising main and has an easement to drain water 2 wide (vide P71190) along the west boundary to southern boundary at Helena Parade.

The surrounding area north of Terrigal Drive is described as a rural residential area and
comprises a range of land uses as detailed below.
· North: An indoor recreation facility known as Pro-Swim Central Coast.
· East: Serpentine Road with development opposite being a place of public worship known as Holy Trinity Anglican Church.
· South: A pet care services facility known as Pet Resorts of Australia, Terrigal.
· West: A nursery known as Birdies Nest Nursery.
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Figure 1 - Location Plan (Six Maps)
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Figure 2 - Site Plan – subject site blue outlineAspect School



The following photographs identify the main aspects of the school, access road and intersection at Serpentine Road, refer Figures 3-10.
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Figure 3 - Photograph of the site towards the existing car park
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Figure 4 - Photograph of Block H – to be demolished
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Figure 5 - Photograph of Block I – demountable building to be removed
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Figure 6 - Photograph of the central courtyard between Blocks A, B, C & D
 – looking east to the administration building and bell tower
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Figure 7 - Photograph of the central courtyard between Blocks A, B, C & D – looking west
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Figure 8 - Photograph of the access road from main entry Block A
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Figure 9 - Photograph of the access road – looking east
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Access road to the school, church and early learning centre













Figure 10 – Photograph of the intersection of access road at Serpentine Road
– looking north


THE PROPOSAL AND BACKGROUND

The proposed development includes the demolition of nominated structures and construction of new Block F classroom including the following as shown in the submitted architectural plans prepared by Glendenning Szoboszlay Architects (GSA).

The proposed development works are to be undertaken in the following stages, as shown in Figure 11:

· Stage 1:
· Construction of new Block F to replace Block I (demountable building) and associated site works:
· The new Block F is a raised classroom building comprising seven (7) general learning areas (GLA’s) on the upper ground level with four (4) withdrawal rooms and amenities.
· The ground floor level will be an open, unenclosed space, consisting of tiered seating and suitable for use as outdoor learning space and play areas.
· Solar panels and mechanical plant are proposed on the roof of the building.
· Construction of a new lift connected to Block B and a connected disabled access link and covered walkway.
· Earthworks.
· The extension of an internal access road to enable a fire truck to park within 70m of the new building.
· Stage 2A:
· Refurbishment of Block C, Block D and Block E.
· A common learning room between Block C & D is proposed, as well as new amenity facilities between the two blocks. Refurbished amenity facilities are also proposed towards the eastern side of Block E and refurbished classrooms 6 & 7.
· Stage 2B:
Construction of a covered walkway that is to connect with the Stage 1 covered walkway.
· Stage 3:
· Demolition of Block H buildings (comprising language room, kindy room and amenities block).
· Construction of a stormwater swale located to the north of the site.

Further details of the proposed development comprise of the following:

· Demolition
· Demolition of the buildings that make up Block H, comprising a language room a kindy room and an amenities block, refer Figure 12.
· Demolition existing paved areas including a tiered seating area and associated footpaths.
· Minor demolition works to Block C, Block D and Block E.
· Removal of a maintenance shed located to the rear of Block E.
· Demolition of an existing play area located to the west of Block B.
· Removal of Block I, being a single storey demountable building comprising 6 classrooms. Two 2 demountable classrooms of Block I are to remain until completion of the project.

· Earthworks / Site Preparation
· To enable the construction of proposed Block F earthworks are required.  The earthworks are located within the building footprint of proposed away from site boundaries.  
· A maximum of 0.5m cut and maximum of 1m fill is proposed as identified in the Bulk Earthworks Plan prepared by JN Responsive Engineering, ref N0220408 – C400, Rev 5 dated 18 July 2023, refer Figure 13.

· Tree Removal / Landscaping
· Five (5) trees (mostly planted ornamentals) are proposed to be removed to facilitate the construction of proposed Block F.
· Replacement planting comprising a variety of plant types proposed around the location of Block F. A feature tree is proposed to the north of the building (Ornamental Pear), with a range of low-lying shrubs proposed around the lower ground level of the building.
· Landscaping works are designed in accordance with the requirements of an Inner Protection Area (IPA) in Planning for Bush Fire Protection 2019.

· Car Parking
· The site comprises 132 on-site car parking spaces with the potential for overflow car parking on the court area in the north-east corner of the site. On-site car parking is shared between the multiple uses of the site; school, church and early learning centre. 
· The proposal does not seek to amend the existing on-site car parking arrangements which has the capacity to cater for the proposal and the additional parking demands for staff of 3 spaces can be accommodated by the existing car parking arrangements. The existing drop off and pick up zone has the capacity to accommodate 11 additional vehicles which is required to cater for the proposed increase in 79 students.

· Operational Management
· The proposed development does not conflict with the existing school hours at Our Lady Star of the Sea Catholic Primary School. 
· Following completion of the proposed works there is the potential for the student capacity to increase by 79 students by 2025. The current student population of the school is 551 students and up to 50 staff employed including full time, part time, support and administrative (32 full time equivalent (FTE) staff). The student capacity may increase to 630 by 2025, including a proposed increase in 3 staff to cater for the potential increase in student capacity.
· A Plan of Management has been prepared by the school, which provides further information regarding hours of operation, waste management, noise management, emergency procedures and complaints processes.

Figures 11, 12 and 13 identify the site construction plan / staging plan, demolition plan, and earthworks plan respectively.
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Figure 11 – Site Construction Management Plan / Staging Plan
Stage 1 – blue hatching, Stage 2A – orange hatching, Stage 2B – green hatching
Stage 3 – purple hatching
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Figure 12 – Demolition Plan


[image: ]
Figure 13 – Earthworks Plan
Excavation – orange/red shading, Fill – green/blue shading


Figures 14, 15, 16, 17 and 18 detail the site plan, elevations of proposed Block F and landscape plan respectively.
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Figure 14 – Proposed Site Plan – new work shown dark grey
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Figure 15 – Proposed Eastern Elevation Block F
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Figure 16 – Proposed Western Elevation Block F
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Figure 17 – Proposed Southern Elevation Block F
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Figure 18 – Landscape Plan




Table 1 – Development Data 
	Control
	Proposal

	Site area
	5.622 ha

	GFA / FSR
	Not applicable to this site

	Height of Building
	Not applicable to this site
Proposed Block F is consistent in height with existing school buildings as shown in Figures 15, 16 & 17 and utilises the topography of the site providing an undercroft space and tiered seating under the building

	Clause 4.6 Request
	Not sought

	Landscaped area
	Landscape plan submitted

	Car Parking Spaces
	132 car spaces associated with the shared uses on the site

	Setbacks
	50.5m from the northern site boundary
80m from the western side boundary 




BACKGROUND

The development application was submitted on the Planning Portal on 12 October 2022 and accepted by Central Coast Council on 23 November 2022.

A chronology of the development application since lodgement is outlined below in Table 2, including the Hunter and Central Coast Regional Planning Panel’s involvement with the application.

Table 2 – Chronology of the DA
	Date
	Event

	12 October 2022
	DA registered on the Planning Portal

	23 November 2022
	DA accepted/lodged by Central Coast Council

	30 November 2022
	DA allocated to Assessment Planner

	30 November 2022
	DA referred to external agencies

	9 December 2022 – 30 January 2023
	Exhibition of DA

	10 March 2023
	Site Inspection 

	14 March 2023
	Kick off briefing held with the Hunter and Central Coast Regional Planning Panel (the Panel)

	31 March 2023
	Request for Information (RFI) from Council to Applicant to address the following:
· Bushfire
· Stormwater Management
· Car Parking 
· Privacy and amenity to adjoining northern property and proposed classrooms
· Architectural Design – sunscreens

	19 April 2023
	Discussion with applicant who advised they are in the process of obtaining the documentation to respond to the RFI. To address bushfire and stormwater drainage matters are to move Block F further south away from the northern boundary.

	1 June 2023
	Re-design concept sketch for Block F provided by
Applicant

	6 June 2023
	Panel briefing 

	21 July 2023
	Amended plans and associated reports for a revised design lodged to address Council’s RFI and detailed below

	24 July 2023
	Submission of amended Bulk Earthworks Plan

	24 July 2023
	DA as amended, referred to NSW RFS

	28 July 2023 – 11 August 2023
	Re-notification of amended plans and associated reports to adjoining owners

	14 August 2023
	Submission of amended Erosion and Sediment Control Plan and Plan of Management

	17 August 2023
	GTA and Bushfire Safety Authority issued from NSW RFS 

	7 September 2023 
	Draft conditions provided to Applicant

	11 September 2023
	Applicant’s response to draft conditions resulting in minor changes to conditions of consent




KEY ISSUES

The following key issues were identified after initial assessment of the proposal at the kick-off briefing with the Applicant and the Panel.

· Bushfire – NSW RFS requested additional information:
· No justification for the location of the proposed building along the northern site boundary.  The subject site provides ample opportunities for the proposed works to be located away from the hazard identified to the north and no justification has been provided regarding the unique features of the subject site that would prevent or preclude the proposed works to be located away from the hazard to the north to achieve acceptable separation distance in accordance with table A1.12.1 of Planning for Bush Fire Protection 2019 (PBP 2019). 
· Where appropriate justification can be provided as requested above, the construction standards for the proposed works shall be assessed utilising the 1200k flame temperature as compared to 1090K assessed in the submitted bushfire report prepared by Clarke Dowdle & Associates (dated: 02/08/2022 and referenced: 12683A).
· The bush fire report relies on the management of the adjoining lot to the north to assess the bush fire attack level for the proposed works, however, no supporting information for the ongoing and future management is provide for it to be considered managed in perpetuity. Therefore, further information which meets the objectives of section 6.4 of PBP 2019 shall be provided.

· Location/setbacks to northern boundary – consideration is to be given to the proposed setback to the northern boundary in relation to potential privacy and amenity impacts from potential future development (subdivision and dwelling house) on 155 Serpentine Road to outdoor learning spaces of Block F in addition to satisfying RFS requirements/justification.

· Traffic Management and allocation of Car Parking spaces for the combined uses on the site – a comprehensive assessment of the car parking demand is required for the combined uses on the site for the current proposal. The parking spaces and drive through drop off/pick up zones shall be clearly identified, and parking spaces numbered on revised plans as the current plan set does not correlate with the 132 car parking spaces provided on site. Amended plans and a revised Traffic Impact Assessment is to be provided.

· Stormwater - A Water Cycle Management Plan (WCMP) prepared by a suitably qualified engineer is to be provided that addresses the requirements of Chapter 3.1 Part C of the Central Coast Development Control Plan 2022. The WCMP to address retention of rainwater, on site detention, water quality, overland flows including the provision of secondary flow paths.  The submitted proposal and location of Block F is located over existing pipelines and would also obstruct the secondary stormwater flows from the catchment uphill of this area and that the existing drainage pits capturing stormwater from the uphill catchment area are flush grates subject to potential blockage.

· Architectural Design – sunscreens - It is noted that the drawings show horizontal sunscreens on south and west facing windows and no sunscreens on north facing sliding doors and windows in classrooms GLA 4,5,6 & 7. Horizontal sunscreens are ineffective on south and west windows but very effective on north facing windows. It is recommended that the architects review their solar access drawings and provide sunscreens appropriate to the orientation.

Response to Key Issues - revised design and location of school buildings

The design of the proposal was amended during assessment to address the key issues raised by Council and the NSW RFS due as follows:  

· The location of the proposed new building (Block F) has been shifted further south from the originally proposed location along the northern wing. Block F will be located within the southern wing of the school adjacent Block B and within the location of the existing single storey demountable building (Block I to be removed). Block F will be screened by buildings located on the upper wing (including Block D and Block E). Furthermore, the north elevation of Block F will present as a single level building, due to the slope of the site from north to south.  Sunscreens are appropriately provided on the western elevation.

· Potential privacy and amenity impact to future residential development on the northern adjoining property including the identified stormwater and bushfire impacts are addressed by the revised location of new Block F.

· The proposal description is amended in relation to the demolition of relevant buildings to accord with the revised plans.

· Revised Traffic Impact Assessment and Traffic Addendum letter detailing required car parking for the school based on actual school staff numbers (50 staff) not full time equivalent staff (32 staff FTE) demonstrating the 132-space car park is adequate for the proposal and increase in 3 staff by 2025 to cater for the potential increase of 79 students.  

SITE HISTORY

The following applications have previously been considered in relation to the subject site:

· DA/5197/1999 for a Catholic Primary School was granted consent on 27 January 2000 to build classrooms, car park and school building including the existing kindergarten classroom building located to the northern corner of the site on land previously identified as Lot 1 DP746654. A modification was approved on 13 October 2000 (31 car spaces provided).

· DA/11357/2001 was granted consent on 18 September 2001 to build a church, office, hall, car park and presbytery at 165 Serpentine Road Terrigal on the adjoining allotment (Previously Lot 159 DP 1976). Car parking provided for 74 vehicles in conjunction with the current application for a place of public worship. Lots 1 DP 746654 and Lot 159 DP 1976 were consolidated on 4 November 2002 when the plan of consolidation was registered creating Lot 11 DP 1045814.

· DA/29251/2005 was granted consent 14 February 2006 for additions to an existing educational establishment for the construction of two (2) demountable classrooms on Lot 11 DP 1045814. Car Parking required for the church and school – 94 car spaces. The Statement of Environmental Effects (SEE) lodged with the application outlined a total of 145 car spaces available on the subject site for use by the existing church, school staff and school visitors.

· DA/33879/2007 was granted consent on 18 December 2007 for a further two demountable classrooms to accommodate a total of 44 students and 2 staff. The SEE states 145 car spaces available on the subject site for use by the existing church, school staff and school visitors. Total number of car parking spaces required: 96 spaces.

· Infrastructure Project Applications, DA/40614/2010 and DA/39126/2010) were approved on 22 April 2010 for alterations and additions to the existing library/administration building and construction of a new early learning centre including demolition of the existing cottage and garage; tree removal; landscaping; and associated site works, under Nation Building and Jobs Plan (State Infrastructure Delivery) Act 2009. No details of a car parking assessment are included in these later applications. The early learning centre is located on the southwest corner of the site and is accessed from the existing car park.

· DA/42838/2012 was granted consent on 21 November 2012 for alterations and additions to an existing educational establishment consisting of a classroom extension to existing kindergarten building and minor additions to classrooms to provide wet areas. The assessment included consideration for the early learning centre upon submission of an earlier traffic report prepared by Lyle Marshall & Associates Pty Ltd for the Early Learning Centre dated January 2012. The report advises that the centre provides places for 60 children and 10 staff. In accordance with the relevant DCP controls the childcare centre generated 20 car spaces. As such, overall car parking provision required is 96 +20 = 116 car spaces. 123 car spaces are provided on site.

· Other ancillary applications approved for the Star of the Sea school and church:
· DA/34862/2008 was granted consent on 29 May 2008 for water tank and modified on 9 September 2008 for one large tank and reposition.
· DA35034/2008 was granted consent on 27 August 2008 for stormwater drainage upgrade.

· Development applications approved for the Aspect School which has its own parking arrangements:
· DA/55595/2018 was granted consent on 06/09/2019 for Use as Educational Establishment.
· DA/63386/2021 was granted consent on 25 November 2021 for LED Signage – pylon sign for Aspect School.
· DA62838/2021 was granted consent on 7 December 2021 for INTEGRATED Alterations and Additions to Educational Establishment.

STATUTORY CONSIDERATONS

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

(a) the provisions of any environmental planning instrument, proposed instrument, development control plan, planning agreement and the regulations
(i)  any environmental planning instrument, and
(ii)  any proposed instrument that is or has been the subject of public consultation under this Act and that has been notified to the consent authority (unless the Planning Secretary has notified the consent authority that the making of the proposed instrument has been deferred indefinitely or has not been approved), and
(iii)  any development control plan, and
(iiia)  any planning agreement that has been entered into under section 7.4, or any draft planning agreement that a developer has offered to enter into under section 7.4, and
(iv)  the regulations (to the extent that they prescribe matters for the purposes of this paragraph),
that apply to the land to which the development application relates,
(b) the likely impacts of that development, including environmental impacts on both the natural and built environments, and social and economic impacts in the locality,
(c) the suitability of the site for the development,
(d) any submissions made in accordance with this Act or the regulations,
(e) the public interest.

These matters are further considered below. 

ENVIRONMENTAL PLANNING INSTRUMENTS, PROPOSED INSTRUMENT, DEVELOPMENT CONTROL PLAN, PLANNING AGREEMENT AND THE REGULATIONS 

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

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

The following Environmental Planning Instruments are relevant to this application:

· State Environmental Planning Policy (Biodiversity and Conservation) 2021
· State Environmental Planning Policy (Planning Systems) 2021
· State Environmental Planning Policy (Resilience and Hazards) 2021
· State Environmental Planning Policy (Transport and Infrastructure) 2021
· Central Coast Local Environmental Plan 2022

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






Table 3 – Summary of Applicable Environmental Planning Instruments
	EPI
	Matters for consideration
	Complies

	State Environmental Planning Policy (Biodiversity and Conservation) 2021
	The proposal does not trigger entry to the Biodiversity Offset Scheme. No remnant native vegetation or threatened species habitat will be impacted.
Chapter 4: Koala habitat protection 2021No koalas or koala habitat is affected or impacted by the proposed development.
	Yes


Yes

	State Environmental Planning Policy (Planning Systems) 2021
	Chapter 2: State and Regional Development
· Clause 2.19(1) declares the proposal regionally significant development pursuant to Clause 5 Private infrastructure and community facilities over $5 million of Schedule 6.
	Yes

	State Environmental Planning Policy (Resilience and Hazards) 2021
	Chapter 2: Coastal Management
· The site is not located within a coastal mapped area.
Chapter 4: Remediation of Land
· Clause 4.6 - The proposed works are on a site that has been used as an educational establishment since 2001. There are no known previous uses that would lead to the site being contaminated or unsuitable for the continuation of the current use.
· Council is therefore satisfied that the land is suitable for the purpose for which development consent is sought.
	N/a


Yes

	State Environmental Planning Policy (Transport and Infrastructure) 2021
	Chapter 3: Educational establishments and childcare facilities
· Clause 3.11 - Consideration of Planning for Bush Fire Protection
· General Terms of Approval and Bushfire Safety Authority issued by NSW RFS
· Clause 3.36 – Development permitted with consent 
· The application has demonstrated suitability with regards to design quality principles set out under Clause 3.36(6).
· Clause 3.58 - Traffic-generating development
· The application was referred for comment to Transport for NSW (TfNSW) – the proposal involves enlargement/extension of existing premises.
· There is sufficient on-site car parking to cater for the existing uses on the site and the potential increase of 79 students and 3 staff by 2025.
	

Yes




Yes



Yes





Section 4.47 – Development That Is Integrated Development (EP&A Act)

The site is designated as Bushfire Prone Land as the site contains designated Category 2 vegetation and the vegetation buffer, refer Figure 19.

The application is accompanied by a Bushfire Assessment Report, prepared by Building Code and Bushfire Hazard Solutions Pty Ltd, dated 18 July 2023. The Report provides an independent bushfire assessment together with appropriate recommendations for new building construction and bushfire mitigation measures considered necessary having regard to works within a designated ‘bushfire prone area’.
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Figure 19 – Extract from Bushfire Assessment Report

The subject development is identified as a Special Fire Protection Purpose (SFPP) under Section 100B of the Rural Fires Act 1997. The proposal being a SFPP is therefore classified as integrated development under Section 4.46 of the EP&A Act and accordingly must obtain a Bush Fire Safety Authority from the Commissioner of the NSW Rural Fire Service (NSW RFS). 

The development application and accompanying Report was referred to the NSW RFS seeking general terms of approval. The NSW RFS issued General Terms of Approval under Division 4.8 of the EP&A Act and a Bush Fire Safety Authority under section 100B of the Rural Fires Act 1997 on 17 August 2023, subject to recommended conditions.






Section 4.47, subsections (1), (2) and (3) of the EP&A Act 1979 state as follows:

4.47 Development that is integrated development

(1)  	This section applies to the determination of a development application for development that is integrated development.
(2)  	Before granting development consent to an application for consent to carry out the development, the consent authority must, in accordance with the regulations, obtain from each relevant approval body the general terms of any approval proposed to be granted by the approval body in relation to the development. Nothing in this section requires the consent authority to obtain the general terms of any such approval if the consent authority determines to refuse to grant development consent.
(3)  	A consent granted by the consent authority must be consistent with the general terms of any approval proposed to be granted by the approval body in relation to the development and of which the consent authority is informed. For the purposes of this Part, the consent authority is taken to have power under this Act to impose any condition that the approval body could impose as a condition of its approval.

Having regard for the above, the consent authority can be satisfied that General Terms of Approval have been obtained from the NSW RFS Fire Service (s.4.47(2)), and that the draft conditions of consent are consistent with the General Terms of Approval that have been granted.  The proposal is required to comply with NSW RFS General Terms of Approval. Refer Conditions 1.4, 2.4, 2.7, 5.16, 5.17, 6.12, 6.13, 9.5, 9.6 and NSW Rural Fire Service Advisory Note.

State Environmental Planning Policy (Biodiversity and Conservation) 2021

The relevant provisions of the SEPP are addressed as follows:

The Ecological Assessment Report submitted with the application, prepared by Anderson Environment & Planning (AEP), dated 13 July 2023 demonstrates that the proposal does not trigger entry to the Biodiversity Offset Scheme. No remnant native vegetation or threatened species habitat will be impacted.

Chapter 4: Koala habitat protection 2021

No Koala use species are proposed to be removed. No Koala population is known from the Terrigal/Wamberal/Erina peri urban area. There is one record of a Koala within 2.5 kms of the site in the last 18 years (from Picketts Valley). In accordance with section 4.9(3) of State Environmental Planning Policy (Biodiversity Conservation) 2021, the application is considered to have no impact on koalas or koala habitat.







State Environmental Planning Policy (Planning Systems) 2021

The relevant provisions of the SEPP are addressed as follows:

Chapter 2: State and Regional Development 

The proposal is regionally significant development pursuant to Section 2.19(1) of State Environmental Planning Policy (Planning Systems) 2021 as it satisfies the criteria in Clause 5 Private infrastructure and community facilities over $5 million of Schedule 6 of the SEPP as the proposal is development for alterations and additions to an existing educational establishment. Accordingly, the Hunter and Central Coast Regional Planning Panel is the consent authority for the application.  The proposal is consistent with this Policy. 

State Environmental Planning Policy (Resilience and Hazards) 2021

The relevant provisions of the SEPP are addressed as follows:

Chapter 4: Remediation of Land

Section 4.6 requires consent authorities to consider whether the land is contaminated, and if the land is contaminated, it is satisfied that the land is suitable in its contaminated state (or will be suitable, after remediation) for the purpose for which the development is proposed to be carried out. 

The proposed works are on a site that has a longstanding use as an educational establishment, with the proposed works relating to the existing school having commenced in 2001. There are no known previous uses that would lead to the site being contaminated or unsuitable for the continuation of the current use.

Therefore, is it considered the site is, and remains suitable for the proposed development with no further assessment required.

State Environmental Planning Policy (Transport and Infrastructure) 2021

The relevant provisions of the SEPP are addressed as follows:

Chapter 3 Educational Establishments/Design Quality Principles

Clause 3.11 - Consideration of Planning for Bush Fire Protection

Clause 3.11(2) requires consideration of Planning for Bush Fire Protection before carrying out the development in an area that is bush fire prone land.

The site is identified as bushfire prone land as shown in Figure 19. Further, schools are listed as Special Fire Protection Purpose (SFPP) under section 100B(6a) of the Rural Fires Act 1997. As previously discussed, the application was referred to the NSW RFS who have issued a Bushfire Safety Authority and General Terms of Approval for the proposed development.

Clause 3.36 - Schools—development permitted with consent

Clause 3.36(1) pursuant to s3.34 of the State Environmental Planning Policy (Transport and Infrastructure) 2021 the SP2 Infrastructure zone is a prescribed zone.  As the proposed development relates to alterations and additions for the purpose of an existing school, the development may be carried out with development consent.

Clause 3.36(6) – Consent authority must consider the following:

a)  	the design quality of the development when evaluated in accordance with the design quality principles set out in Schedule 8. The seven design principles are set out in Table 4 below.

b) 	whether the development enables the use of school facilities (including recreational facilities) to be shared with the community.

Comment: The school facilities are currently not shared with the members of the community outside of being used as an Educational Establishment. Notwithstanding, the school has facilities that are capable of being shared with the community and this may occur in the future.

Table 4 - Design Quality Principles and Assessment
	Design Quality Principle
	Design Response
	Complies

	Principle 1 - context, built form and landscape

Schools should be designed to respond to and enhance the positive qualities of their setting, landscape and heritage, including Aboriginal cultural heritage. The design and spatial organisation of buildings and the spaces between them should be informed by site conditions such as topography, orientation and climate.

Landscape should be integrated into the design of school developments to enhance on-site amenity, contribute to the streetscape and mitigate negative impacts on neighbouring sites.

School buildings and their grounds on land that is identified in or under a local environmental plan as a scenic protection area should be designed to recognise and protect the special visual qualities and natural environment of the area and located and designed to minimise the development’s visual impact on those qualities and that natural environment.
	New Block F responds to the existing topography by minimising excavation and maintaining a suitable floor level to connect with the existing school. 

A reasonable level of landscaping is proposed around the new building.  An improved level of accessibility is provided within the school for students, staff and visitors via covered walkways and lifts.  The proposed provides an undercover amphitheatre space for the school to assemble which and connects with the existing sports field. 

The orientation of the building allows natural light and ventilation. The facades on the east and west aspects of the building provides vertical louvres for solar control and provision for cross ventilation. 

The building is located within the middle of the site, and sits lower than the adjoining lots, away from any neighbouring buildings.  The proposal does not impact on the privacy and amenity of surrounding properties. 

	Yes

	Principle 2 - sustainable, efficient and durable

Good design combines positive environmental, social and economic outcomes. Schools and school buildings should be designed to minimise the consumption of energy, water and natural resources and reduce waste and encourage recycling.

Schools should be designed to be durable, resilient and adaptable, enabling them to evolve over time to meet future requirements.
	The building is of a high quality design and materials and provides flexible and adaptable spaces, reusing excavated material and demolished paving and brickwork as fill.  

An undercover amphitheatre space is provided for the school to assemble and will provide shading and weather protection.

The proposal incorporates the use of solar panels to offset its carbon footprint and captures rainwater for irrigation of landscaped areas. 

Existing demountable buildings will be re-used off site. The waste management plan prepared by MRA Consulting Group dated 10 July 2023 encourages minimisation and recycling.
	Yes

	Principle 3 - accessible and inclusive.

School buildings and their grounds should provide good wayfinding and be welcoming, accessible and inclusive to people with differing needs and capabilities.

Note — Wayfinding refers to information systems that guide people through a physical environment and enhance their understanding and experience of the space.

Schools should actively seek opportunities for their facilities to be shared with the community and cater for activities outside of school hours.
	Wayfinding is clear for all students, staff and visitors.  The proposal provides improved access throughout the school from the main entry to the classrooms and other learning spaces via covered walkways.  The new building is connected to the main upper level of the school and resolves the disconnection of the existing demountable arrangement. 

A new lift central to the school, adjacent the main entry, along with additional and upgraded accessible ramps and thresholds achieve DDA compliance. A platform lift is provided in the undercroft adjacent the tiered seating to ensure fair and equitable access to the oval. 
	Yes

	Principle 4 - health and safety

Good school development optimises health, safety and security within its boundaries and the surrounding public domain, and balances this with the need to create a welcoming and accessible environment.
	All external environments will remain open and visually connected, hence ensuring appropriate surveillance. 

All learning spaces can be opened to adjacent spaces, and when closed maintain a visual connection through ample glazing. 

The WC areas are open to the shared learning areas and have public handwash areas as an anti-bullying design strategy. 

Existing fences are maintained and extended around the school, with additional barriers and balustrades erected where fall prevention is required.

The carpark area is also fenced to keep students safe and away from moving vehicles.
	Yes

	Principle 5 - amenity

Schools should provide pleasant and engaging spaces that are accessible for a wide range of educational, informal and community activities, while also considering the amenity of adjacent development and the local neighbourhood.

Schools located near busy roads or near rail corridors should incorporate appropriate noise mitigation measures to ensure a high level of amenity for occupants.

Schools should include appropriate, efficient, stage and age appropriate indoor and outdoor learning and play spaces, access to sunlight, natural ventilation, outlook, visual and acoustic privacy, storage and service areas.
	The proposal responds to site constraints and provides flexible and shared learning spaces to accommodate various school functions. 

Noise mitigation measures are considered in the Environment Noise Assessment by Day Design Pty Ltd dated 14 July 2023. The building is situated away from neighbouring buildings reducing noise impact on the surrounding properties. 

The learning and play spaces are appropriate and efficient to cater to the various stages. The building design provides outlook, natural light, and ventilation and provides students and staff good amenity in their day-to-day use of the building spaces.
	Yes

	Principle 6 - whole of life, flexible and adaptive

School design should consider future needs and take a whole-of-life-cycle approach underpinned by site wide strategic and spatial planning. Good design for schools should deliver high environmental performance, ease of adaptation and maximise multi-use facilities.
	The building design provides flexible and adaptable learning spaces to cater for school needs. The learning spaces are multi-purpose and can be used as individual smaller compartments or opened to form several larger spaces in response to user requirements. 

	Yes

	Principle 7- aesthetics

School buildings and their landscape setting should be aesthetically pleasing by achieving a built form that has good proportions and a balanced composition of elements. Schools should respond to positive elements from the site and surrounding neighbourhood and have a positive impact on the quality and character of a neighbourhood.

The built form should respond to the existing or desired future context, particularly, positive elements from the site and surrounding neighbourhood, and have a positive impact on the quality and sense of identity of the neighbourhood.
	The building design is sympathetic to its site characteristics in its built form, materials and finishes to reflect the surrounding site and character of adjoining rural residential properties.


	Yes



Clause 3.36(9) - Provisions of a Development Control Plan

Clause 3.36(9) provisions of a Development Control Plan (DCP) have no effect in relation to a development proposed under sections 3.36(1), (2), (3) or (5).

Clause 3.58 - Traffic-generating development  

The proposal is traffic-generating development in accordance with clause 3.58 where more than an additional 50 students is proposed and involves enlargement or expansion of an existing school. The proposed development allows for a potential increase in student numbers of 79 students to permit a total student population of 630 and an increase in staff numbers by 3 by year 2025.

The site comprises 132 formal on-site car parking spaces which are shared between the multiple uses of the site (school, church/parish, early learning centre (ELC)) and an additional 5 overflow parking spaces adjacent to the internal roundabout. The proposal does not seek to amend the existing on-site car parking arrangements.

A Traffic Impact Assessment (TIA) prepared by Seca Solution, Ref: P2402 Our Lady Star of the Sea traffic assessment, dated 21 September 2022 was submitted with the proposal and in accordance with clause 3.58 the application was referred to Transport for NSW (TfNSW) and consideration has been given to the TfNSW response.  

Additional parking surveys were undertaken, and an amended TIA dated 17 July 2023 and traffic addendum letter dated 17 July 2023 was submitted with the revised application and addresses the traffic generation and car parking demand of the proposal and current uses of the site detailed below.

Traffic Generation
· The RTA Guide to Traffic Generating Developments does not provide guidance for schools.  The TIA considered the additional students represent a 14.3% increase over the existing school enrolments and traffic associated with the ELC was considered at a rate of 0.3 trips/place in the 2.30-4.00pm period or 18 trips/day (9 inbound/9 outbound).
· The potential future total student and staff population may generate an additional 29 inbound trips and additional 28 outbound trips, 40% with an origin/destination north, 50% origin/destination south. 
· Overall, the proposal is considered to have a minor and acceptable impact upon traffic in the local area with no impediment to approval.
· The existing infrastructure within the site and at the entry of the site would be satisfactory to cater for the additional staff and students that the proposed development would generate.
· The size of the site provides adequate space to contain all construction traffic parking demands. The existing access to the school accommodates bus traffic and so shall be able to cater for typical construction vehicles. Construction traffic access to the site during the peak pick up and drop off times is not recommended.

Car Parking 
· A key issue identified by Council and the Panel with the originally submitted proposal was the car parking demand of the combined uses on the site and the reporting of the actual staff numbers not the full time equivalent (FTE) staff numbers to determine that the 132-space car park and the pick-up and drop-off area was sufficient to accommodate the proposal   This resulted in the revised TIA and parking surveys submitted with the revised new building design and location. 
· Council’s CCDCP 2022 parking requirements for primary schools is set out in Clause 2.13.3.2 which is 1 space / staff member and 14 drop off spaces (can be on-street) per 100 students which has been considered in the TIA. 
· The TIA indicates the following:
· The school currently has 32 staff FTE which equates to 50 staff.  The proposal generates 3 additional staff parking spaces, i.e., 53 car spaces required.  The increase in student numbers generates 11 additional drop-off spaces within the site.
· The ELC generates 20 car spaces i.e., 10 parking spaces and 10 spaces for pick-up and drop-off of children. 
· The proposal generates a total of 73 car spaces for use by school staff and ELC comprising 53 spaces for the school and 20 spaces for the ELC with drop-off space for further 77 vehicles (551 students).  
· Additional parking demands of 3 spaces over the existing situation can be accommodated on site within the existing parking spaces, taking into consideration the on-going opportunities for shared trips for the school and early learning centre as well as the different operational times for the school, early learning centre, and church. 
· When considering the other uses on the site, the peak parking demands for the place of public worship were during weekends and during morning Mass, which occurs at 7:30am (Monday to Thursday) and 9am on Friday morning. As provided in the TIA, the morning Mass occurs at times when car parking demands are minimal.
· The drop off area within the car park provides a length of 463m and caters for 82 vehicles based on one aisle only and does not impact of the operation of the roundabout at Serpentine Road, plus space for a further 5 vehicles off the internal roundabout to the north of the car park.  This is satisfactory to cater for the school expansion and no additional parking is required.

· The additional parking survey results indicate the following:
· Actual numbers of staff on site for the week 19-23 June 2023 varied between 48 and 50 per day with 10 staff in the early learning centre (ELC) and 1 person noted in the parish office.
· The daytime demand was 52- 58 (between 9.30am and 2.00pm) reflecting typical staff demands. It can be confirmed that the balance of parking was adequate to provide for the cumulative demands of the various uses on site allowing for the various peak periods which generally do not coincide. 
· Parking on site is managed throughout the day to allow for the shared use of the parking across the site and ensures the efficient movement of vehicles. This includes the removal of parking adjacent to the pick-up zone to allow for the movement of vehicles past the pick-up queue. 
· The peak period of the day was at 3pm when school was about to finish and parents were within the site, both parked and waiting for the pick-up to commence whereby 113 car parking spaces were filled, plus 11 in queue.
· Observations for the following 30 minutes confirmed the observations undertaken during the original traffic surveys which was that the length of the driveway and the internal pick-up arrangements allows adequate space for vehicles without impacting the roundabout at Serpentine Road.
· Pick-ups for the ELC and pre-school generally commenced between 3.30-3.45 after the school pick up had cleared.

Comment:

The TIA and additional parking survey has addressed Council’s and the Panel’s concerns in relation to the car parking demand of the combined uses on the site and the reporting of the actual staff numbers not the full time equivalent (FTE) staff in the assessment.

The Plan of Management indicates the proposed operation of the site will be conducted in such a manner as to not interfere with or materially affect the amenity of the neighbourhood by reason of noise, parking, traffic generation, or otherwise.

It is considered the application has demonstrated that the on-site car parking arrangements can accommodate the parking rate for staff members of the school, taking into consideration the different operations that take place on the site without impacting the Serpentine Road roundabout.   

TfNSW has requested that Council considers the following matters:
· TfNSW do not have any committed projects in this area. 

Comment: Noted.

· Council should be aware of the impact to the intersection of Terrigal Drive and Serpentine Road which is currently under a lot of pressure and will be exacerbated by this development. Council may consider acquiring contributions towards the impact on the State and local road network for any required future upgrades. 

Comment: Noted.

· TfNSW suggests that the school liaises with the local bus operators about dedicated bus services to the school to reduce dependency on private vehicle usage. 

Comment: The TIA and parking survey indicates adequate car parking is available to cater for the multiple uses on the site.  Assessment of the traffic impacts indicates the proposal will have minor impact on the existing road network.

· The demolition and construction vehicles should be restricted to accessing the site outside of peak school times. 

Comment: A Construction Traffic and Pedestrian Management Plan is required to be prepared prior to the commencement of works and shall take into consideration access by demolition and construction vehicles outside of peak school times, refer Condition 4.10.

· All matters relating to internal arrangements on-site such as traffic / pedestrian management, parking, manoeuvring of service vehicles and provision for people with disabilities are matters for Council to consider. 

Comment: Noted. 

· Council should ensure that appropriate traffic measures are in place during the construction phase of the project to minimise the impacts of construction vehicles on traffic efficiency and road safety within the vicinity. 

Comment: A Construction Traffic and Pedestrian Management Plan is required to be prepared prior to the commencement of works which will provide appropriate traffic measures during construction, refer Condition 4.10.

The proposal has been reviewed by Council’s Traffic and Transport Engineer (supported without conditions) and Senior Development Engineer (supported subject to conditions). 

In conclusion, the proposal will have a minor impact upon traffic in the local area.  The proposal is considered satisfactory having regard to traffic and parking impacts. 

Central Coast Local Environmental Plan 2022

The proposal has been considered under the relevant provisions of the Central Coast Local Environmental Plan 2022 (CCLEP 2022) and are addressed as follows:

Zoning and Permissibility

The site is zoned SP2 Infrastructure – Educational Establishment pursuant to Clause 2.2 of the CCLEP 2022, refer Figure 20.

The proposed development satisfies the definition of ‘educational establishment’ which is a permissible use with consent in the Land Use Table in Clause 2.3.

educational establishment means a building or place used for education (including teaching), being—
(a)  a school, or
(b)  a tertiary institution, including a university or a TAFE establishment, that provides formal education and is constituted by or under an Act.
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Figure 20 – Zoning Map

The zone objectives include the following, pursuant to the Land Use Table in Clause 2.3:

· 	To provide for infrastructure and related uses.
· 	To prevent development that is not compatible with or that may detract from the provision of infrastructure.
· 	To recognise existing railway land, major roads and utility installations and to enable their future development and expansion.

The proposal is considered to be consistent with these zone objectives for the following reasons:

· 	The proposed alterations and additions relate to the existing use of the site and will assist in improving school operations.
· 	The proposal provides for upgraded facilities to the existing school.
· The proposed development will not impact on the ability for railways, major roads and utility installations to be expanded or developed in the future as the SP2 zoning applicable to the land is for an educational establishment.

General Controls and Development Standards (Part 2, 4, 5 and 6)

The CCLEP 2022 also contains controls relating to development standards, miscellaneous provisions and local provisions. The controls relevant to the proposal are considered in Table 5 below. 

Table 5 - Consideration of LEP controls
	Control
	Requirement
	Proposal
	Complies

	Height of Buildings (clause 4.3(2)
	The site is not subject to building height controls.
	N/A
	N/A

	Floor Space Ratio 
(clause 4.4(2)
	The site is not subject to floor space ratio controls.
	N/A
	N/A

	Development near zone boundaries (clause 5.3)
	The subject site is located less than 20m distance to another zone boundary.
	Discussed below
	Yes

	Heritage
(clause 5.10)
	There are no heritage items within or adjoining site.
	N/A
	N/A

	Flood Planning
(clause 5.21)
	Development consent must not be granted to development on land the consent authority considers to be within the flood planning area unless particulars are demonstrated to be satisfied.
	N/A – the site is not affected by flooding or flood planning controls
	N/A

	Acid Sulfate Soils (clause 7.1)
	Development consent is required for the carrying of works described in the table in subclause 7.1(2).
	Discussed below
	Yes

	Essential Services 
(clause 7.6)
	Essential services must be made available or adequate arrangements to be made available to the site.
	Discussed below
	Yes




Clause 5.3 – Development near zone boundaries

The site has a relevant distance of less than 20m to deferred matter land zoned 7(c2) Scenic Protection – Rural Small Holdings under Interim Development Order No. 122. The objectives of the 7(c2) zone are as follows:

(a) 	to provide a buffer or transition zone between conservation areas and urban areas; and
(b) 	to enable development for the purposes of rural-residential holdings to be carried out on land which is suitable for those purposes and which is unlikely:
(i) 	to adversely affect the aesthetic and scenic value of the land and its setting; or
(ii) 	to create a demand for the uneconomic provision of services; and
(c) 	to allow for non-residential uses where those uses are:
(i)	compatible with rural-residential development and unlikely to create an unreasonable demand for public services or substantially reduce existing levels of service;
(ii)	unlikely to adversely affect the aesthetic and scenic value of the land and its setting; and
(iii) 	unlikely to interfere unreasonably with the amenity of adjoining properties.

The proposed alterations and additions to the existing educational establishment are not considered to be inconsistent with the above listed objectives as the proposal has a reasonable separation distance to dwellings on adjoining rural residential land whilst having minimal impact on the amenity or demands of services for the immediate and surrounding area. Notwithstanding, the proposal does not seek to rely upon this clause for the proposed development.

Clause 7.1 – Acid Sulfate Soils

The site is identified as Class 5 Acid Sulfate Soils on Council’s mapping system. Based on the nature of the proposed development, there are no works within 500m of adjacent Class 1, 2, 3 or 4 land which are likely to lower the watertable is likely to be lowered below 1m AHD on adjacent Class 1, 2, 3 or 4 land. The consent authority can be satisfied that the relevant considerations of this Clause have been satisfied and that no further consideration is required in this regard.

Clause 7.6 – Essential services

Development consent must not be granted to development unless the consent authority is satisfied that all of the following services that are essential for the development are available or that adequate arrangements have been made to make them available when required—
a) the supply of water,
b) the supply of electricity,
c) the disposal and management of sewage,
d) stormwater drainage or on-site conservation,
e) suitable vehicular access
f) the collection and management of waste

The property is connected to electricity, reticulated water and sewer via a pumped rising main and the existing access road and car park infrastructure is satisfactory to cater for the new works and potential increase in children and staff numbers. 

The revised location of Block F does not impact on existing pipelines or obstruct overland flow of stormwater from the catchment uphill of the site.  The amended concept stormwater plans are satisfactory and address retention of rainwater, on site detention, water quality, overland flows including the provision of secondary flow paths.  

Satisfactory details have been provided in the Waste Management Plan for waste management procedures associated with the demolition, construction, and ongoing operation of the proposed development.

The consent authority can be satisfied that the proposed development complies with the provisions of clause 7.6 and that adequate essential servicing available to the development having regard for water, sewer, electricity, stormwater drainage, waste collection and vehicular access.

The proposal is considered to be generally consistent with the CCLEP 2022.

SECTION 4.15 (1)(a)(ii) - PROVISIONS OF ANY PROPOSED INSTRUMENTS

There are no draft instruments for consideration in this regard.

SECTION 4.15(1)(a)(iii) - PROVISIONS OF ANY DEVELOPMENT CONTROL PLAN

Notwithstanding that the school related provisions of the Central Coast Development Control Plan 2022 (CCDCP 2022) have no effect in relation to the proposed development (as per clause 3.36(9) of State Environmental Planning Policy (Transport and Infrastructure) 2021, the proposed development has been considered under the relevant provisions of the CCDCP 2022 as follows:

Chapter 2.13 Transport and Parking

The relevant provisions of Chapter 2.13 have been considered as follows: 

Clause 2.13.3.2 – Car Parking Requirements

An amended Traffic Impact Assessment prepared by Seca Solution dated 17 July 2023 and traffic addendum letter for additional parking survey prepared by Seca Solution dated 17 July 2023 was submitted with the revised application to address traffic generation and car parking demand and is discussed in detail under Clause 3.58 - Traffic-generating development of State Environmental Planning Policy (Transport and Infrastructure) 2021. 

The conclusions of the traffic assessment and parking survey were that the existing 132 formal parking spaces on site can accommodate the additional 3 staff and the demands for an extra 79 students taking into consideration the multiple uses on the site, on-going opportunities for shared trips for the school and early learning centre as well as the different operational times for the school, early learning centre, and church.


Clause 2.13.3.7 – Parking and access for the disabled

The architectural plans indicate 3 accessible car parking spaces are provided and appropriately located with satisfactory access/path of travel to the school buildings.  The car park contains more than 10 car spaces and shall provide a disabled space for every 100 spaces.  No change is proposed to these existing spaces and the proposal complies with the requirements of the clause. 

Notwithstanding, details are to be provided with the construction certificate plans showing an accessway from the existing accessible car spaces within the premises to the building which will achieve total conformity with the National Construction Code Series, Building Code of Australia, Volume 1, refer Condition 2.3.

The proposal is consistent with the objectives of Chapter 2.13 of CCDCP 2022.   

Chapter 2.14 Site Waste Management

A Waste Management Plan has been submitted and details the waste management procedures associated with the demolition, construction, and operational phases of the proposed development. Appropriate conditions are included in the development consent, refer Conditions 5.10 & 9.4.

Chapter 2.17 Character and Scenic Quality

The site is located within the character area: Terrigal 12 – Scenic Buffer of Chapter 2.17 of CCDCP 2022.  

The proposed new building integrates with the existing school buildings and other uses of the site and incorporates landscaped elements. The proposed building and new plantings do not increase the bushfire hazard on the land.  The works provide significant public benefit by providing new, purposeful designed learning spaces and amenities that make use of the latest technology and delivery of ESD principles for the varying educational needs of the students.

Overall, the general character and scenic quality of the school and its setting will not significantly change, rather be enhanced by the new building and modifications proposed.  

Chapter 3.1 Floodplain Management/Water Cycle Management

Stormwater plans prepared by JN Responsive Engineering Job No N0222408, Sheets CSK01A dated 13/07/2023, CSK02A dated 13/07/2023, CSK03A dated 14/07/2023, CSK04B dated 18/07/2023, CSK05B dated 18/07/2023, and CSK06B dated 18/07/2023 were submitted with the revised application.  

The stormwater plans detail the concept for stormwater management of the site and address retention of rainwater, on site detention, water quality, overland flows including the provision of secondary flow paths.  

One of the key issues identified by Council with the originally submitted location of Block F was that the new works would be located over existing pipelines and would also obstruct the secondary stormwater flows from the catchment uphill of this area at the northern boundary and that the existing drainage pits capturing stormwater from the uphill catchment area are flush grates subject to potential blockage.

The revised location of Block F and amended stormwater plans have been reviewed by Council’s Senior Development Engineer and address Council’s concerns in relation to stormwater and overland flows, subject to conditions and achieves compliance with Chapter 3.1 Part C of the CCDCP 2022, refer Conditions 2.6, 2.8, 2.9. 

Chapter 3.5 Tree and Vegetation Management

An amended Arboricultural Impact Assessment prepared by Advanced Treescape Consulting dated 17 July 2023 was submitted with the revised design. The proposal nominates removal of five (5) trees (mostly planted ornamentals) to be removed to facilitate the construction of proposed Block F.

Replacement planting comprising a variety of plant types proposed around the location of Block F. A feature tree is proposed to the north of the building (Ornamental Pear), with a range of low-lying shrubs proposed around the lower ground level of the building.

Council’s Tree Assessment Officer has reviewed the proposal; no objections are raised subject to conditions which acknowledge the recommendations of the amended Arboricultural Impact Assessment to minimise impact and damage to trees during works and a standard tree replacement condition is provided, refer Conditions 4.9 & 6.6.

Central Coast Regional S7.12 Development Contributions Plan 2019

The Central Coast Regional S7.12 Development Contributions Plan 2019 applies to the proposal pursuant to Section 7.18 of the EP&A Act and have been considered in the recommended conditions (notwithstanding Contributions plans are not DCPs they are required to be considered):

Development contributions are only levied where the proposal meets the cost of works thresholds and not subject to any exemption under this plan. The proposed development seeks to enlarge and expand the existing school with the potential to increase student and teacher numbers and is an intensification of the current use. Therefore, development contributions apply.

The proposed cost of works is $7,044,000; a 1% levy is applied.   A standard condition of consent has been imposed requiring the development contribution to be paid prior to the issue of the relevant Construction Certificate for Stage 1 works, refer Condition 2.12.


SECTION 4.15(1)(a)(iiia) – PLANNING AGREEMENTS UNDER SECTION 7.4 OF THE EP&A ACT

There are no planning agreements or draft planning agreements entered into or proposed for the site. 

SECTION 4.15(1)(a)(iv) – PROVISIONS OF REGULATIONS

[bookmark: _Hlk99095345]Section 61 of the Environmental Planning and Assessment Regulation 2021 contains matters that must be taken into consideration by a consent authority in determining a development application, with the following matters being relevant to the proposal:

· Section 61(1) - if demolition of a building proposed - provisions of AS 2601

The proposed development includes the following:

· Demolition of the buildings that make up Block H, comprising a language room a kindy room and an amenities block.
· The removal of demountable classroom Block I, other than 2 classrooms which are to remain until completion of the project.
· Minor excavation works
· Removal of 5 trees

In this regard, a condition is imposed which requires that demolition be undertaken in accordance with AS 2601-200, refer Condition 5.7.

· Section 64 Consent authority may require upgrade of buildings

· The assessment of the proposal requires details provided with the construction certificate plans showing an accessway from the existing accessible car spaces within the premises to the building which will achieve total conformity with the National Construction Code Series, Building Code of Australia, Volume 1, refer Condition 2.3.

The consent authority can be satisfied that the appropriate conditions of consent have been recommended having regard for the provisions of the Regulations.

SECTION 4.15(1)(b) - LIKELY IMPACTS OF DEVELOPMENT

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




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

· Context and setting 
· The proposal is considered to be generally consistent with the context of the site, in that the proposed alterations and additions to the existing educational establishment is an appropriate scale and form with the existing buildings on the site.  
· The proposal is consistent with the character of surrounding development and retains large separation distance to adjoining rural residential allotments and therefore does not impact on the privacy and amenity of dwellings on adjoining properties. 

· Access and traffic
· No changes to the access to the school or servicing arrangements are proposed, apart from the construction of an extension of the internal access road on the north-western side of the playing field to incorporate a turning head for bushfire emergency access purposes.  
· The existing infrastructure within the site and at the entry of the site would be satisfactory to cater for the additional staff and students that the proposed development would generate.  
· The existing 132-space car park, infrastructure within the site and at the entry of the site is satisfactory to cater for the additional staff and students generated by the proposal taking into consideration the multiple uses on the site, the on-going opportunities for shared trips for the school and early learning centre as well as the different operational times for the school, early learning centre, and church. 

· Public Domain
· The proposal will not impact the public domain or the public road system in relation to traffic generation and traffic management. There is no public open space adjoining the site except for public road system.

· Utilities
· All utilities are available to the site.

· Heritage
· The site and adjoining lands do not contain a heritage item.

· Water/air/soils impacts
· The site has been used as an educational facility since 2001, which is not a potential contaminating activity, therefore further consideration of contamination is not required. Due to their ages the existing buildings on site are not expected to contain Asbestos.
· The location of the proposed new building is approximately 145 metres from Terrigal Drive, which is classified as a ‘busy road’ by Transport NSW. The Interim Guidance- Development Near Rail Corridors and Busy Roads requires air quality to be a design consideration when a building is proposed to be located within 20 metres of a main road, therefore further consideration of air quality impacts is not considered necessary.
· Dust is expected during the construction period. Standard conditions are applied, refer Conditions 5.13 & 5.14.
· A first order unnamed watercourse is mapped on the land, a tributary of Erina Creek. The total area of soil disturbance is expected to be between than 250m2 and 2500m2 for Stage 1 and Stage 3, therefore Erosion and Sediment Control Plans are required for these stages. 
· The submitted ESM Site Plan, dated 18/07/2023, and Typical Details, dated 13/07/2023 prepared by Jones Nicholson Pty Ltd were reviewed and could not be supported as they did not meet the minimum requirements of the Landcom ‘Blue Book’. An amended plan was requested and received which is considered to be satisfactory. 
· A condition is applied to implement all erosion and sediment control measures in accordance with the approved ESM Plan, refer Condition 5.9.

· Flora and fauna impacts
· The application is accompanied by an Ecological Assessment Report by Anderson Environment & Planning (AEP) dated 30 September 2022 which demonstrates that the proposal does not trigger entry to the Biodiversity Offset Scheme. No remnant native vegetation or threatened species habitat will be impacted. 

· Natural environment
· There will be no significant impact upon the natural environment as a result of the proposal. 
· The site is not affected by flooding.  
· The site is identified as containing Class 5 Acid Sulfate Soils.  The proposal is not considered to impact on acid sulfate soils.
 
· Tree Removal
· The application is accompanied by an Arboricultural Impact Assessment (AIA) that considers the likely impacts of the proposed tree removal on the site associated with the proposed works. Tree removal has been reduced due to the revised location of proposed Block F away from the northern site boundary.  The AIA includes mitigation measures to minimise the impact of works on existing trees to be retained. 

· Earthworks
· The Bulk Earthworks Plan prepared by JN Responsive Engineering, ref N0220408 – C400, Rev 5 dated 18 July 2023 identifies the required earthworks for the proposal.  The plan identifies the earthworks are located generally within the building footprint of proposed Block F well away from site boundaries.  
· A maximum level of 1m of fill is required to cater for the new undercroft space and tiered seating and there will be minimal change to the natural contours of the site.
· The bulk earthworks plan has been reviewed by Council’s Environmental Health Protection Officer. The total cut for Block F is proposed to be 75m3, 135m3 of fill, with excess of 60m3 of fill.  Conditions are applied that only VENM and ENM is permitted to be imported to the site due to its sensitive use as a primary school, refer Condition 5.11.
	
· Bushfire
· The site is bushfire prone land and is a Special Fire Protection Purpose under section 100b(a) of the Rural Fires Act 1997. The revised design increases the setback of the building and minimises the impact from the bushfire hazard.  The revised application is accompanied by a Bushfire Assessment Report, prepared by Building Code and Bushfire Hazard Solutions Pty Limited, which was referred to the NSW Rural Fire Services (NSW RFS). The NSW RFS has issued General Terms of Approval, subject to conditions.  Compliance with the NSW RFS GTA is imposed by Conditions 1.4, 2.4, 2.7, 5.16, 5.17, 6.12, 6.13, 9.5, 9.6 and NSW Rural Fire Service Advisory Note.
· The GTA includes:
· development from construction to use in perpetuity, 
· management of asset protection zones as an inner protection area and provision of landscaping in accordance with the requirements of Appendix 4 of Planning for Bush Fire Protection 2019 (PBP 2019).
· Provision of water, electricity and gas in accordance with Table 6.8c of PBP 2019 and Table 4 of the November 2022 addendum to PBP 2019.
· Bush Fire Emergency Management and Evacuation Plan to be prepared, maintained and provided to the local emergency management committee for its information prior to occupation of the development.

· Stormwater
· The revised location of Block F and amended stormwater plans have addressed Council’s concerns in relation to stormwater and overland flows raised with the original architectural design.  
· Subject to conditions, the proposal achieves compliance with Chapter 3.1 Part C Water Cycle Management of the CCDCP 2022 for retention of rainwater, on site detention, water quality, overland flows including the provision of secondary flow paths, refer Conditions 2.6, 2.8, 2.9.  

· Noise and vibration
· The Environmental Noise Assessment, Alterations and Additions, Our Lady Star of the Sea Catholic Primary School, 165 Serpentine Road, Terrigal, NSW, dated 14 July 2023, prepared by Day Design Pty Ltd has been reviewed by Council’s Senior Environmental Health Protection Officer. The assessment has generally been prepared in accordance with the NSW EPAs Noise Policy for Industry 2017. Noise modelling has been undertaken on the potential acoustic impacts of the new general learning areas and outdoor play spaces and mechanical plant and equipment on the adjoining residential and commercial receivers. Noise impacts are expected to comply with the project specific noise criteria at all receiver locations. Additional checking of the installed mechanical plant and equipment will be required at Construction Certificate and Occupation Certificate stage, refer Conditions 2.10 & 6.11.
· Terrigal Drive is listed as a ‘busy road’ by Transport for NSW with an annual average daily traffic volume of more than 20,000 vehicles therefore it is mandatory for noise assessments to be completed for proposed buildings adjacent to ‘busy roads’, in accordance with Clause 2.120 of the Transport and Infrastructure SEPP 2021. The Interim Guidance- Development Near Rail Corridors and Busy Roads requires an acoustic assessment for residential flat buildings and other sensitive developments within 200 metres of a ‘busy road’, except where there is no line of sight between the road and the development. Terrigal Drive is located approximately 145 metres from the proposed new building, however there is no direct line of sight to Terrigal Drive from the school, therefore road traffic noise impacts on learning spaces have not and do not need to be considered in the acoustic assessment. 
· The hours of operation of the school are identified in the Plan of Management being consistent with the existing school operations, considered acceptable and unlikely to adversely impact on adjoining properties. A condition of consent is imposed for compliance with the Plan of Management Our Lady Star of the Sea, 165 Serpentine Road Terrigal, Construction of General Learning Areas, Revision 3, dated 8 August 2023, refer Condition 9.1.     

· Safety, security and crime prevention
· The proposal is for alterations and additions to an existing educational establishment.  Safety, security and crime prevention is addressed by existing management practices and compliance with the Plan of Management Our Lady Star of the Sea, 165 Serpentine Road Terrigal, Construction of General Learning Areas, Revision 3, dated 8 August 2023, refer Condition 9.1.  
  
· Social impact
· The proposed development will remove existing demountable buildings and construct permanent facilities to provide contemporary learning spaces and improve accessibility through the school resulting in positive social and economic outcomes.

· Economic impact
· The proposed development will generate additional construction employment opportunities, having some local benefit for local businesses and provide future employment opportunities for teachers with additional 3 staff that will be required to support the increase in student capacity.

· Site design and internal design 
· The revised design and location of proposed Block F the proposal is set out appropriately on the site away from site boundaries to mitigate potential privacy and amenity impact to future residential development on the northern adjoining property.
· Council’s Architect has reviewed the architectural design and location of new Block F and raises no objections to the proposal.  It is noted that the previous ineffective sun screening has now been replaced with vertical louvres on the west.  

· Construction
· All works on site will be carried out in accordance with statutory construction hours. 
· Temporary changes to internal traffic arrangements are proposed to facilitate construction activities within the site. 
· A Construction Traffic and Pedestrian Management Plan (CTPMP) will be required and is imposed as a condition of consent that mitigates internal and external impacts during construction, refer Condition 4.10.

· Cumulative impacts
· The proposed development is unlikely to have any cumulative impacts. It is consistent with applicable planning controls, zoning of the land and the objectives of the SP2 – Infrastructure Zone.

Accordingly, it is considered that the proposal will not result in any significant adverse impacts in the locality as outlined above. 

SECTION 4.15(1)(c) - SUITABILITY OF THE SITE

The site is zoned SP2 Infrastructure under CCLEP 2022.  Educational establishments are permissible in the zone.
  
The proposed development will occur on an existing school site and removes demountable buildings by replacing them with a permanent structure. The proposed development will improve circulation throughout the school with accessible connections to the existing access walkways.  

There will be no significant impact upon the natural environment as a result of the proposal. There are no adjoining land uses which impact upon the development and the surrounding land uses are compatible with the school use.

As such the site is considered suitable for this type of development subject to conditions of consent relating to bushfire mitigation, stormwater/drainage works and the provision of landscaping. 


SECTION 4.15(1)(d) - PUBLIC SUBMISSIONS

The application was advertised and notified in accordance with Chapter 1.2 Notification of Development Proposals of CCDCP 2022 from 9 December 2022 – 30 January 2023.  No public submissions were received. 

Following the submission of revised plans and supporting documents the application was re-notified to adjoining property owners on 28 July 2023 – 11 August 2023. No public submissions were received. 

SECTION 4.15(1)(e) - PUBLIC INTEREST

Approval of the proposed development is in the public interest for the following reasons:

· The proposed development has been prepared having regard to the aims and objectives of Chapter 3: Educational establishments and childcare facilities contained within State Environmental Planning Policy (Transport and Infrastructure) 2021 and other state and local environmental planning instruments and generally complies.

· Subject to various mitigation measures recommended by consultants and Council’s technical officers, the proposal is deemed to have no negative environmental, social or economic impacts to surrounding residential dwellings or the public domain.

· The proposed development will result in a high-quality educational environment for students and teachers, that supports and provides efficient and environmentally sustainable facilities.

· The proposed development is designed and sighted to make a positive contribution having regard to the landscaped setting in which the site exists.

· The proposed development remains sympathetic to the existing character of the surrounding neighbourhood and respects and maintains privacy to and from neighbouring properties.

REFERRALS AND SUBMISSIONS 

Agency Referrals and Concurrence 

The development application has been referred to various agencies for comment/concurrence/referral as required by the EP&A Act and outlined below in Table 6. 





Table 6: Concurrence and Referrals to agencies
	Agency
	Concurrence/
referral trigger
	Comments 
(Issue, resolution, conditions)
	Resolved


	Concurrence Requirements (s4.13 of EP&A Act) 

	Environment Agency Head (Environment, Energy & Science Group within DPIE)
	S7.12(2) - Biodiversity Conservation Act 2016
	Concurrence not required.
The proposal does not trigger entry to the Biodiversity Offset Scheme. No remnant native vegetation or threatened species habitat will be impacted.
	N/a

	Rail authority for the rail corridor 
	Section 2.98(3) - State Environmental Planning Policy (Transport and Infrastructure) 2021
	N/a
	N/a

	Referral/Consultation Agencies 

	Electricity supply authority
	Section 2.48 – State Environmental Planning Policy (Transport and Infrastructure) 2021
Development near electrical infrastructure
	N/a
	N/a

	Rail authority
	Section 2.97 – State Environmental Planning Policy (Transport and Infrastructure) 2021
Development land that is in or adjacent to a rail corridor.
	N/a
	N/a

	Transport for NSW
	Section 2.121 – State Environmental Planning Policy (Transport and Infrastructure) 2021
Development that is deemed to be traffic generating development in Schedule 3.
	N/a
	N/a

	Design Review Panel 
	Cl 28(2)(a) – SEPP 65
Advice of the Design Review Panel (‘DRP’)
	N/a
	N/a

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

	RFS
	S100B - Rural Fires Act 1997
bush fire safety of subdivision of land that could lawfully be used for residential or rural residential purposes or development of land for special fire protection purposes
	A bushfire safety authority has been issued subject to conditions and imposed as conditions of consent, refer Conditions 1.4, 2.4, 2.7, 5.16, 5.17, 6.12, 6.13, 9.5, 9.6 and NSW Rural Fire Service Advisory Note.
	Yes

	Natural Resources Access Regulator
	S89-91 – Water Management Act 2000
water use approval, water management work approval or activity approval under Part 3 of Chapter 3
	Referred to the agency as integrated development.

DPE Water advise a controlled activity approval is not required.

	Yes



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

Council Officer Referrals

The development application has been referred to various Council officers for technical review as outlined Table 7. 

Table 7: Consideration of Council Referrals
	Officer
	Comments
	Resolved 

	Architect
	Council’s Architect reviewed the amended proposal and considered that there were no objections.  
The issue raised with the original design and the previous ineffective sun screening has now been replaced with vertical louvres on the west.
	Yes

	Building
	Council’s Building Surveyor reviewed the proposal and the DA Access Report and considered that there were no objections subject to conditions.
	Yes

	Ecology
	Council’s Ecologist reviewed the amended proposal and considered that there were no objections. 
	Yes

	Engineering 
	Council’s Senior Development Engineer reviewed the revised stormwater concept plan and considered that there were no objections subject to conditions.  
A Construction Traffic and Pedestrian Management Plan is required and imposed as a condition of consent, prior to the commencement of works.
	Yes

	Health
	Council’s Senior Environmental Protection Officer reviewed the 
the following aspects of the proposal - air quality, contamination/asbestos, noise, soils and construction, erosion and sediment control and considered that there were no objections subject to conditions.

Noise modelling has been undertaken on the potential acoustic impacts of the new general learning areas and outdoor okay spaces and mechanical plant and equipment on the adjoining residential and commercial receivers. Noise impacts are expected to comply with the project specific noise criteria at all receiver locations. Additional checking of the installed mechanical plant and equipment will be required at CC and OC stage.

An amended Plan of Management (POM) has also been reviewed.  The POM includes information on hours of operation, parking, waste storage, access, deliveries, amenity, noise management, emergency procedures, complaints process, performance assessment and review.   

The proposal is considered satisfactory and will meet all development obligations to the surrounding community.
	Yes

	Traffic 
	Council’s Traffic and Transport Engineer reviewed the proposal and considered that there were no objections.
	Yes

	Trees
	Council’s Tree Assessment Officer reviewed the revised Arboricultural Impact Assessment. Conditions have been applied to acknowledge the recommendations of the amended Arborist Report and a standard tree replacement condition provided.
	Yes

	Water & Sewer
	Council’s Water & Sewer Development Engineer reviewed proposal and considered there were no objections, subject to conditions.

Water and sewer services are available to the land.  A Section 305 application will be required to obtain a Section 307 Certificate of compliance.  The resulting Section 306 letter of requirements will contain Water Authority conditions which will include payment of developer contributions based on increase of student/staff numbers.
	Yes



CONCLUSION 

This development application has been considered in accordance with the requirements of the EP&A Act and the Regulations as outlined in this report. Following a thorough assessment of the relevant planning controls and the key issues identified in this report which have been resolved satisfactorily through amendments to the proposal, it is considered that the application can be supported. 

· The Panel can be satisfied that the General Terms of Approval have been obtained from NSW Rural Fire Service in accordance with section 4.47(2) of the EP&A Act and have been included as a recommended condition of consent, refer Conditions 1.4, 2.4, 2.7, 5.16, 5.17, 6.12, 6.13, 9.5, 9.6 and NSW Rural Fire Service Advisory Note.

· The Panel can be satisfied that the provisions of the following State Environmental Planning Policies have been considered and satisfied:
i) Chapter 4, section 4.9(2) of the State Environmental Planning Policy (Biodiversity and Conservation) 2021.
ii) Chapter 4, section 4.6(4) of the State Environmental Planning Policy (Resilience and Hazards) 2021

· The Panel can be satisfied that the provisions of clause 7.1 Acid Sulfate Soils and 7.6 Essential Services of Central Coast Local Environmental Plan 2022 have been considered and satisfied. 

· The Panel can be satisfied that the relevant provisions of the environmental planning instruments, plans and policies that apply to the development have been considered in the assessment of the application. 

· The Panel can be satisfied that the proposed development is considered satisfactory having regard for the matters for consideration provided in section 4.15 of the EP&A Act. 

RECOMMENDATION 

That the Development Application DA/3369/2022 for Alterations & Additions to Educational Establishment including Demolition of Block H Buildings at Lot 11 DP1045814, 165 Serpentine Road Terrigal be approved pursuant to Section 4.16(1)(a) of the Environmental Planning and Assessment Act 1979 subject to the draft conditions of consent attached to this report at Attachment A. 

The following attachments are provided:

· Attachment A: Draft Conditions of consent  
· Attachment B: Architectural Plans for stamping
· Attachment C: NSW Rural Fire Service General Terms of Approval
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