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DETAILS

	Date Received:
	24 October 2019

	Applicant:
	KDC Pty Ltd

	Owner:
	MidCoast Council 

	Land:
	Lot 1 DP 1185504, 2 Biripi Way, Taree South NSW 2430

	
	Area:
	33,000 m2

	
	Zoning:
	B5 Business Development, GTLEP 2010


EXECUTIVE SUMMARY
The application seeks the consent of Council for the Change of Use and fitout of an existing ‘Masters’ building for the purpose of MidCoast Council’s amalgamated public administration building on Lot 1 DP 1185504, 2 Biripi Way, Taree South NSW 2430.

The application was notified and twenty-eight (28) submissions were received.  Three (3) submissions were in support.  Issues raised in the other twenty-five (25 submissions) relate to the following:

· Traffic & Parking

· Access 

· Economic Impact

· Social Impact

SUMMARY OF RECOMMENDATION

That the Panel determine Development Application 205/2020/DA for a Change of Use and Fitout - Public Administration Building pursuant to Section 4.16 of the Act by granting consent, subject to the conditions contained in this report.

FINANCIAL/RESOURCE IMPLICATIONS

Cost of defending any appeal against the panels decision.

Financial implications of not proceeding as detailed in the Economic Impact Assessment provided by Urbacity.  

LEGAL IMPLICATIONS

A decision for approval subject to conditions or refusal may lead to an appeal to the Land and Environment Court requiring legal representation.

SUBJECT SITE AND LOCALITY

The subject land is identified as Lot 1 DP 1185504, 2 Biripi Way, Taree South.
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BACKGROUND

The subject site forms the first stage of the development of the ‘Manning River Business Park’, within an urban release area.  The existing building is the first development within the business park precinct, with existing development further to the east, along Manning River Drive including uses such as bulk retail, auto repair and hire and a 24/7 gym.  The existing building was formerly occupied by ‘Masters’, a home improvement warehouse (see consent history below) and was vacated in 2016 when the ‘Masters” chain ceased operating.

DA – 18/2012

On 13 July 2012 Consent was granted for Development Application 18/2012 for a ‘Home Improvement Centre, New Road, Roundabout and Signage’.

SITE DESCRIPTION

The subject site is known as 2 Biripi Way, Taree South. The current property description is Lot 1 DP 1185504. The site is rectangular allotment with frontage to Manning River Drive and Biripi Way.  Greenfield land exists to the north, south and west.    

The subject site has the following area and dimensions:

Area – 33,000 square metres

Gross Floor Area – 9,910 square metres

North Frontage – 205.49 metres

West Frontage – 170.55 metres 

South Frontage – 224.98 metres

East Frontage – 166.22 metres

The site is zoned B5 Business Development under the provisions of the Greater Taree Local Environmental Plan (GTLEP) 2010. The surrounding properties are B5 Business Development and B6 Enterprise Corridor. 
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PROPOSAL

The proposal seeks to combine functions of the currently separated office locations of MidCoast Council in a central location where it is anticipated communication and functional efficiencies will improve the level of service to the community. The proposal is in response to the recommendations of a due diligence report from Savills, which noted there are challenges and cultural issues with the amalgamation and separation of offices of MidCoast Council.  The challenge of operating multiple offices in Forster, Gloucester, Stroud, Tea Gardens and Taree is having a negative impact on productivity, morale and cohesiveness, resulting in a significant level of frustration. The proposed development is seeking to address these impacts by improving the physical workplace environment and streamlining business operations.

In addition, Mid Coast Council will be providing for service access points throughout the LGA, including the Civic Precinct in Forster, Gloucester, Stroud and Tea Gardens to ensure residents outside of the Taree area still have access to pay rates, acquire forms etc. Council will also be providing community training and assistance for online services.
The proposed development includes the following components:

· Workspaces for Council staff including desks, ‘hot’ desks, meeting rooms, kitchen facilities, breakout spaces, lockers and storage;
· Additional toilet and shower facilities;
· Windows to the north elevation;
· Council chambers;
· Front of house administration;
· 287 external parking spaces for both staff and public use;
· A café within the public space;
· Change of cladding on the south frontage from blue to white;
· Removal of skylights with infill to match the existing roof and additional skylights;
· Landscaping throughout the site, including along the site boundaries and within the carpark.
REPORT

Under S4.15 of the Environmental Planning & Assessment Act 1979 (EP & A Act), a consent authority (the Council) when determining a development application, “is to take into consideration such of the following matters as are of relevance to the development the subject of the development application”. The relevant matters for consideration are summarised below:

4.15 (1)(a)(i) the provisions of any environmental planning instrument 

State Environmental Planning Policy 

State and Regional Development 2011
The aims of State Environmental Planning Policy (State and Regional Development) is to:

(a)  
to identify development that is State significant development,

(b)  
to identify development that is State significant infrastructure and critical State significant infrastructure,

(c)  
to identify development that is regionally significant development.

Schedule 7 of the SEPP outlines the thresholds for Council related development as follows:

3   Council related development over $5 million

Development that has a capital investment value of more than $5 million if:
(a)  
a council for the area in which the development is to be carried out is the applicant for development consent, or

(b)  
the council is the owner of any land on which the development is to be carried out, or

(c)  
the development is to be carried out by the council, or

(d)  
the council is a party to any agreement or arrangement relating to the development (other than any agreement or arrangement entered into under the Act or for the purposes of the payment of contributions by a person other than the council).

In accordance with Schedule 7, the Regional Planning Panel is the relevant consent authority as the proposal is being undertaken on Council owned land and exceeds the $5 million capital investment value threshold.

State Environmental Planning Policy ​– Infrastructure 2007

The aims of State Environmental Planning Policy (Infrastructure) 2007 (Infrastructure SEPP) are to facilitate the efficient delivery of Infrastructure across the State. The relevant clauses of the Infrastructure SEPP are set out below. 

Clause 101 - Development with frontage to classified road 

This clause outlines the requirements for development with a frontage to a classified road. The site has a frontage to Manning River Drive which is a regional classified road. 

The objectives of Clause 101 of SEPP Infrastructure are: 

(a) 
to ensure that new development does not compromise the effective and ongoing operation and function of classified roads, and 

(b) 
to prevent or reduce the potential impact of traffic noise and vehicle emission on development adjacent to classified roads. 

Prior to determining an application for development with frontage to a classified road, the consent authority must be satisfied of the following matters:

(a) 
where practicable, vehicular access to the land is provided by a road other than the classified road, and 

(b) 
the safety, efficiency and ongoing operation of the classified road will not be adversely affected by the development as a result of: 

(i) 
the design of the vehicular access to the land, or 

(ii) 
the emission of smoke or dust from the development, or 

(iii)
the nature, volume or frequency of vehicles using the classified road to gain access to the land, 

(c)
 the development is of a type that is not sensitive to traffic noise or vehicle emissions, or is appropriately located and designed, or includes measures, to ameliorate potential traffic noise or vehicle emissions within the site of the development arising from the adjacent classified road. 

The proposed development was accompanied by a Traffic and Parking Study which determined the proposal will not affect the existing vehicular access to the site, nor will it detract from the safety and efficiency of the ongoing operation of Manning River Drive. As noted in the traffic assessment, the existing access is appropriate for the proposal, and will not create any significant impacts to the classified road. The proposal, and associated Traffic and Parking Study was referred to Council’s Traffic Engineers for comment and found to be appropriate.

The proposal is not a use that is sensitive to traffic noise or vehicle emissions and is appropriately located in this regard. 

Clause 104 - Traffic-Generating Development 

Pursuant to Clause 104 of the Infrastructure SEPP, development defined in Schedule 3 as ‘Traffic Generating Development’ must be referred to the RMS within 7 days of the application being made for their consideration. 

The proposed use is not specifically listed under Schedule 3 of the ISEPP and is therefore considered ‘any other purpose’. The proposal would require referral to the Roads and Maritime Services (RMS) if: 

· + 50 or more vehicles per hour are expected, if the driveway access is within 90 metres of the classified road; or 

· + 200 or more motor vehicles per hour are expected in any location. 

The existing building (and previous use of the site) was able to accommodate traffic demands.  The proposed development is not anticipated to create additional traffic demands and does not trigger the referral requirements to the Roads and Maritime Services.

STATE ENVIRONMENTAL PLANNING POLICY NO 55 – REMEDIATION OF LAND (SEPP55) 

Under the provisions of this SEPP, a consent authority must not consent to the carrying out of any development on land unless: 

(a) 
it has considered whether the land is contaminated, and 

(b) 
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, and 

(c) 
if the land requires remediation to be made suitable for the purpose for which the development is proposed to be carried out, it is satisfied that the land will be remediated before the land is used for that purpose. 

During previous development on the site for the ‘Masters’ DA (18/2012/DA), a Phase 1 Environmental Site Assessment Report was undertaken which concluded the site is suitable for commercial development. The proposal is consistent with this previous assessment as the proposed works are minor and do not result in an increase to the gross floor area on-site. Only minor disturbance of soil is required for landscaping. 

It is considered that the proposal is consistent with the provisions of SEPP 55.

The relevant provisions outlined within the SEPPs have been satisfied and standard conditions of consent have been imposed were required.
Draft Local Environmental Plan

Nil

NSW Coastal Policy 1997

The NSW Coastal Policy applies to the site as it is located within the Coastal Zone. Relevant to the principles of the Policy, the proposed development will not compromise the natural, cultural heritage (both indigenous and European) and spiritual values of the coastal area. The proposed development is considered to be well suited to its location and will provide impetus for development within the Business Development zone that is consistent with the desired future character for the area.

Coastal Design Guidelines for NSW

Not relevant

4.15 (1)(a)(ii) the provisions of any draft environmental planning instrument 

Nil

4.15 (1)(a)(iii) any development control plan
Greater Taree Local Environmental Plan 2010 (GTLEP 2010)

The site is zoned B5 Business Development under the Greater Taree Local Environmental Plan 2010. The proposed works are permissible with consent in the zone. The proposed development is consistent with the aims and objectives of the B5 Business Development zoning applying to the land.
1 
Objectives of zone

· To enable a mix of business and warehouse uses, and specialised retail premises that require a large floor area, in locations that are close to, and that support the viability of, centres.

· To enable commercial and retail uses that require a large floor area for handling, display or storage and maintain the economic strength of centres by limiting the retailing of food and clothing.

2 
Permitted without consent

Nil

3 
Permitted with consent

Centre-based child care facilities; Garden centres; Hardware and building supplies; Landscaping material supplies; Oyster aquaculture; Passenger transport facilities; Plant nurseries; Respite day care centres; Roads; Rural supplies; Specialised retail premises; Tank-based aquaculture; Timber yards; Vehicle sales or hire premises; Warehouse or distribution centres; Any other development not specified in item 2 or 4

4 
Prohibited


Agriculture; Animal boarding or training establishments; Boat building and repair facilities; Camping grounds; Caravan parks; Cemeteries; Charter and tourism boating facilities; Depots; Ecotourist facilities; Electricity generating works; Farm buildings; Forestry; Freight transport facilities; Home-based child care; Home occupations (sex services); Industrial training facilities; Industries; Liquid fuel depots; Marinas; Mooring pens; Mortuaries; Office premises; Places of public worship; Pond-based aquaculture Recreation facilities (major); Recreation facilities (outdoor); Residential accommodation; Retail premises; Rural industries; Sex services premises; Tourist and visitor accommodation; Transport depots; Truck depots; Waste disposal facilities; Waste or resource management facilities; Wharf or boating facilities

The proposed development is best described as a Business premises, not Office premises (see below), which is not a specified use within item 2 or 4 and is therefore permitted with consent in the B5 Zone.  

business premises means a building or place at or on which:

(a) an occupation, profession or trade (other than an industry) is carried on for the provision of services directly to members of the public on a regular basis, or 

(b) a service is provided directly to members of the public on a regular basis, and includes a funeral home and, without limitation, premises such as banks, post offices, hairdressers, dry cleaners, travel agencies, internet access facilities, betting agencies and the like, but does not include an entertainment facility, home business, home occupation, home occupation (sex services), medical centre, restricted premises, sex services premises or veterinary hospital.

Note.

Business premises are a type of commercial premises—see the definition of that term in this Dictionary.

commercial premises means any of the following:

(a) business premises,

(b) office premises,

(c) retail premises.

office premises means a building or place used for the purpose of administrative, clerical, technical, professional or similar activities that do not include dealing with members of the public at the building or place on a direct and regular basis, except where such dealing is a minor activity (by appointment) that is ancillary to the main purpose for which the building or place is used.

food and drink premises means premises that are used for the preparation and retail sale of food or drink (or both)

for immediate consumption on or off the premises, and includes any of the following:

(a) a restaurant or cafe,

(b) take away food and drink premises,

(c) a pub,

(d) a small bar.

Note.

Food and drink premises are a type of retail premises—see the definition of that term in this Dictionary.

The café is considered to be ancillary to the primary use as business premises for public administration building and is therefore permissible in the zone.

Clause 4.4 Floor Space Ratio: 

The Floor Space Ratio Map (extract below) shows that the floor space ratio applicable to the site is 1:1. 
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The proposal does not include any additions to the current built form area and as such remains compliant with this requirement.  

Part 6 Urban Release Areas
Clause 6.1 Arrangements for designated State Public Infrastructure

Only relevant to subdivision applications.
Clause 6.2 Public utility infrastructure

Essential public utility infrastructure is available, including NBN capability.

Greater Taree Development Control Plan 2010

A full assessment of the proposal under the Greater Taree DCP 2010 is illustrated in the compliance table held at Attachment A. The proposed development is consistent with the requirements of the Greater Taree Development Control Plan 2010, specifically having regard to Part G Car Parking and Access, Part I Commercial Requirements, Part L Area Plans (L7 Manning River Drive Business Park), Part M Site Waste Minimisation and Management, and Part N Landscaping.
4.15 (1)(a)(iiia) any planning agreement or any draft planning agreement 

The proposed development is not subject to a planning agreement entered into under section 7.4, or any draft planning agreement that a developer has offered to enter into under section 7.4

4.15 (1)(a)(iv) any matters prescribed by the regulations 

Council Policy

The proposed development is consistent with current Council Policy, particularly regarding the centralisation of services following amalgamation of Council areas to form MidCoast Council.  

4.15 (1)(b) the likely impacts of that development

Context and Setting

The proposed development is located within a newly emerging Business Park that will develop as a modern and attractive business enterprise precinct.  This Business Park is anticipated to accommodate a mixture of business, industrial and warehouse uses in an area that is well serviced by transport systems at the gateways of Manning River Drive and the Bucketts Way.  

Improvements on the site consist of a large warehouse building.  This building is proposed to be repurposed as Council’s main administration building.  Changes to the building include improved landscaping, greater articulation with the introduction of windows and skylights and appropriate colour changes.

The proposed development is suitable to both the existing and future desired context and setting.

Site Design and Internal Layout

The proposal does not significantly alter the overall built form of the existing building, specifically height or gross floor area. The major changes to the built form are: 

· Addition of 4 large fixed windows along the norther elevation; 

· Addition of fixed windows along the east and south elevation; 

· Change of cladding at the main entrance (south façade) from blue to white; and 

· Additional landscaping. 

The proposed materials are sympathetic to the building and are well integrated. Perspectives of the proposal have been provided within the amended plans. 

The building will remain of an appropriate scale, bulk and design, and is consistent with the character envisaged for the locality. The visual impact of the proposed changes are considered minor and will result in an improvement to the existing vacant building.

Amenity

The proposed development provides for good ventilation via air conditioning.  The proposal complies with the light and ventilation requirements of the BCA. Existing skylights will be removed, and domed skylights will be placed strategically within the ceiling to allow for natural light into the centre spaces. 

The proposal provides several ‘break out spaces’ throughout the building. Lounge areas have been provided along the north wall of the building, which includes additional windows to provide natural light, indoor plants and seating. Additional windows are also proposed on the south façade, in the administration entrance and along the east facade.

A small café is proposed within the main foyer area to provide for both the public and staff. In addition, the current ‘garden centre’ will remain as outdoor space with the intention to provide seating, planting, outdoor meeting areas, and shade for the daily use of staff.

Overall, it is considered the proposal provides improvement to the existing large, vacant site and provides a new, modern workspace for staff and visitors.

Safety and Security

Several security measures currently existing onsite.  Additional measures proposed include: 

· General alarm covering all doors (existing); 

· Carpark and entrance lighting (existing); 

· Fire exits on all corners of the building (existing) 

· Separate entrances for public/staff, staff entrances will require electronic key and will be located on the south west corner of the building (proposed); 

· Public access limited to the entrance area and café (proposed); 

· Casual surveillance at the front entry of the carpark and communal area; and, 

· CCTV located at Council’s discretion (proposed). 

The proposal incorporates the Crime Prevention Through Environmental Design (CPTED) principles by providing a clearly defined entrance, clean sight lines within the carpark, no long corridors or external concealment areas and adequate lighting both internal and external.

Views
The proposed development will include some minor alterations to the existing facades.  These alterations are considered to be improvements, providing greater articulation and openness of the built form.

No other additions are proposed.  As such, the proposal will not alter views from surrounding areas.

Visual Impact

The concept landscape design for the development meets planning objectives and requirements through the consideration of environmental, ecological concerns and public amenity. The landscape design incorporates the following:

· Use of durable materials; 

· Planting that complements the existing character of the surrounding development; 

· Enhancement of the streetscape; 

· Low maintenance plant selections; and, 

· Low water use and native plant species. 

Streetscape improvements include the planting of additional trees and shrubs specifically along the north, east and south boundaries to further soften the building and carparking when viewed from Manning River Drive and Biripi Way. Existing trolley bays throughout the carpark will be replaced with planting.

It is anticipated future signage will make use of the existing infrastructure on site, such as the pylon at the site entrance and the cladding above the main entrance. 

Access, Transport and Traffic

As part of the proposal, a Traffic Impact Assessment was prepared by Coulston Budd Rogers & Kafes Pty Ltd, which concluded: 

Traffic 
The ‘Masters’ development was considered a high traffic generating development for the area with during operation hours. The proposed Council building will generate a similar amount of traffic, concentrated during peak times. The Assessment concludes that the existing network can accommodate the proposed capacity, specifically at the entrance to the site off the roundabout on Manning River Drive. 

Access 
Access to the site will remain via the existing driveway located on Biripi Way, including a service access driveway further to the west. The existing access allows all vehicles to enter and exit the site in a forward direction with clean sightlines and will prevent any vehicle queuing along Biripi Way or Manning River Drive. The proposal does not seek additional vehicle access. 

Parking 
The parking provision required for the proposal, in accordance with the DCP 2010 is summarised in Table 1 below. 

	Table 1 - DCP Parking Rates Use 
	DCP Rate 
	Requirement 

	Public administration building 
	1 space per 35 square metres 
	6,155 = 176 parking spaces 

	TOTAL 
	176 spaces required 


There are currently 287 spaces existing on the site, exceeding the DCP requirements by 111.  An additional calculation for the café is not considered necessary as it is predominantly for the use of staff and visitors however, there are adequate spaces provided onsite for the ancillary café use. Bicycle parking has been provided at the front entrance of the building.

The additional parking spaces will ensure sufficient parking is available for staff and visitors. Furthermore, there is adequate space on the site to accommodate additional parking spaces in the future with capacity to extend parking facilities, specifically along the east and west boundaries, up to approximately 370 spaces. 

Council will also be implementing plans to encourage carpooling and green travel plans to encourage less single driver trips to the site from the same areas.

Utilities
All services, including the NBN, are available to the site. The existing building has connection to essential services, such as water, electricity, sewer, and drainage.  Additions to the existing services include providing water and sewage services to the additional toilet facilities, proposed within the centre of the building. The additional plumbing will require trenching within the existing slab and will provide an additional sanitary storage and pump out of approximately 5,000L as outlined in the plumbing plan.

Drainage
The site is adequately drained. The change of use and internal fitout does not alter the existing approved stormwater management on site.  There will be no change to the roof and guttering, hardstand or water tanks. A stormwater management plan was prepared by ACOR Consultants (5 July 2011) for the original development.  The relevant items covered under the report include: 

· Design is consistent with Council’s Design Development Specification AUSPEC No. 1 (AUSPEC) and Section 4.2 of Council’s Urban Stormwater Management Plan; 

· The water quality design includes water sensitive urban design principles including the use of gross pollutant traps; and, 

· The drainage network is directed toward the onsite detention system (OSD) which consists of carpark surface storage and an OSD tank before discharging into the gross pollutant trap and then external drainage. 

The existing stormwater management on site is considered to be adequate and does not require alteration for the proposal.

Soils
No likely effect on soils, particularly the Class 5 acid sulphate soils on site.

Flora and Fauna
The site is cleared of native vegetation and is not likely to impact flora or fauna.

Climate Change
The proposed development will alter existing energy consumption patterns.  Existing exhaust units will be removed from the roof and mechanical condenser units installed to provide air conditioning appropriate for office use. However, solar panels are also proposed, located on the eastern portion of the roof, and will be flush to the roof so as to not be visibly obtrusive from the road.

Economic Impacts
An Economic Impact Assessment has been prepared by Urbacity. The report concludes that the overall economic effect to both Forster-Tuncurry and Taree is positive and an overall economic benefit for the community. The Urbacity report also considers the previous Economic Assessment prepared as part of a ‘due diligence’ stage (Savills, January 2018) and concurs the findings. The conclusions of the Savills Assessment found that the centralisation of the MidCoast Council office, as compared to the ‘do nothing’ approach of maintaining separate offices, was more beneficial to staff, Council and the community. 

The main findings from the Urbacity Assessment are summarised as follows: 

· It is recommended the main Council facility, as proposed, be located in Taree as it is the major centre of the MidCoast region and has better access for the majority of the residents of the Local Government Area (LGA); 

· This move will result in Council offices in the centres to become vacant allowing for these facilities to be available for occupation in the marketplace. Professional leasing advice provided is that these former Council premises are able to be leased or sold over time for a range of predominantly private and small businesses; 

· The Biripi Way site represents an addition of floorspace, therefore the economic effect of additional supply and increased total floorspace in the LGA is a positive one; and 

· The loss of employment on the Forster-Tuncurry centre as a consequence of the relocation of Forster-Tuncurry Council staff to Taree is likely to be temporary as the vacated physical assets are available to the market for lease. Although it is recognised that these assets will take time to be fully occupied, it is most unlikely that they will remain permanently vacant. 

The report concludes that the overall net economic effect on both towns is positive and while Council’s current offices may be vacant in the short-term, they are expected to provide needed additional office space for private business and long-term occupancy. The leasing of the spaces will also provide an additional income to Council in the form of rent or sale of the buildings.
Social Impacts
The Greater Taree City Council – Social Impact Assessment Policy was adopted on 18 July 2012.   A draft policy was put before Council in April 2016 however, not adopted.  As such, the Greater Taree City Council Social Impact Assessment Policy, 18 July 2012 is the relevant policy for consideration.

The objectives of the policy and are: 

· Ensuring that development proposals and activities are assessed in accordance with the Environmental Planning and Assessment Act 1979, Greater Taree City Council LEP, DCP 2010 and other related policies. 

· Promoting development activity that enhances the community without significant adverse social impacts. 

· Ensuring that proposed development meet the needs of the community in an equitable and inclusive way that enhances the areas environmental, social and economic qualities.

· Ensuring that the community has meaningful engagement in significant proposals that may impact on them, in accordance with Greater Taree City Council Community Engagement Strategy. 

· Providing guidance to the industry on what developments require a social impact assessment and the processes necessary within a social impact assessment. 

· Providing consistency, certainty and transparency in the assessment of the social impacts of development proposals and activities. 

· Ensuring that proposed developments are in line with Council’s strategic direction, including the Manning Valley Community Plan and future local growth management strategy. 

As detailed in the Statement of Environmental Effects and appended documents the proposal meets all relevant planning legislation, including Council’s Development Controls and objectives. 

Community consultation was undertaken as part of the prescribed public notification process (discussed below). This process provided the community with an opportunity to give meaningful input into development proposals and allows for potential or unforeseen impacts caused by the proposed change of use of the building on the development site to be highlighted.

The proposal will improve the level of service to the community by combining functions of the currently separated office locations in a single place, reducing inefficiencies and communication issues currently causing frustrations and negative cultural experiences.

In addition, Mid Coast Council will be providing for service access points throughout the LGA, including the Civic Precinct in Forster, Gloucester, Stroud and Tea Gardens to ensure residents outside of the Taree area still have access to pay rates, acquire forms etc. Council will also be providing community training and assistance for online services.
The additional travel for staff members from outlying offices is the leading negative social and economic impact from the proposal staff from these locations will have to travel daily, however it is considered the approved amenity and efficiencies of the centralised office are considered to outweigh that impact. 

This impact will be mitigated with a café, providing daily services such as coffees and other food and drink services to both the staff and visitors to the building, ensuring access to daily provisions that are currently available in the existing office locations.

The proposal will have an overall positive social impact on the greater community through the rationalisation of services, use of an existing vacant building within a future proposed business park, while still providing access points for residents and visitors throughout the MidCoast LGA.

Waste
A Site Waste Management Plan accompanied the proposed development. The Plan includes waste management during the construction and the ongoing operational phase of the proposed development. Existing waste management facilities on the site will be maintained, including the waste collection point located on the north service road.  This collection point is accessible from the external door opposite the collection point. 

The expected waste generated from the ‘Masters’ development included significant volumes of waste from packaging.  It is unlikely the office use would generate the same volumes.  Office waste will mainly consist of paper, cardboard, general waste and food scrapes. It is considered the existing bin area is sufficient in size for the proposal and will not significantly burden Council’s collection capabilities. 

Cumulative Impacts
Cumulative impacts are unlikely to result from the proposed development.

4.15 (1)(c) the suitability of the site for the development
The site is an unconstrained parcel of cleared level land improved by a large building with no natural hazards or constraints that would preclude the development as proposed.

4.15 (1)(d) any submissions made in accordance with this Act or the Regulations

The application was advertised in accordance with Council’s Policy and twenty-eight (28) submissions were received.  The submissions referred to the following issues:

	Issue
	Detail
	Comment

	Support
	Prefers to see Council administration buildings amalgamated
	Noted

	
	Better coordination and collaboration of services
	Noted

	Decentralisation/merger of Councils
	The merger process will result in a loss of services
	Service outlets will be maintained in all current areas and there will be no loss of services currently performed by Council.  Better collaboration, efficiency and productivity gains will enable Council to provide better services to the community.

The previous merger is not a consideration for this proposal.

	Access issues
	Remoteness of building from town centre, causing access issues, particularly for the elderly.
	The issue of access has been considered.  Council is maintaining access to services in current locations.  Public transport options are considered appropriate. Further, Council will provide training for online services to the community.

	
	Will require 370 parking spaces to accommodate staff and visitors, particularly during Council meetings of interest.
	The proposed car parking was assessed by both an external traffic consultant and Council’s traffic engineers and found to be compliant with Council requirements.  176 car parking spaces are required, 287 are provided giving an excess of 111 car parking spaces.  

	Cost of Development
	Monies are better off directed to the drought and bushfire situations
	The cost of the proposed development has been assessed and approved previously by Council.  Funds allocated to this project cannot simply be redirected to State Government responsibilities.

	Advertising process inadequate
	Notification should have been direct to every rate payer with self-addressed envelopes included and should have been extended due to the bushfires.
	Notification was provided in accordance with the Environmental Planning and Assessment Act & Regulations.

Further to this, there has been much discussion and awareness generated in both news and social media.

	
	The proposal could only be viewed in hard copy at Taree.  
	Hard copies were available at other offices.

	
	Lack of access to information – internal layout plans not available
	Internal layout plans are not required to be notified by the Environmental Planning and Assessment Act & Regulations.  The overall impacts of the proposal are sufficiently interpreted by the plans placed on exhibition.

	Economic impact
	The proposal will result in a negative economic impact.
	The overall economic impact of the proposal was assessed by suitably qualified professionals and found to be appropriate.  Economic impacts are discussed within the body of the report.

	
	The inclusion of a café will stop people from going to local outlets for coffee/lunch.
	The inclusion of a café will enable immediate access to food and refreshments for staff and visitors however, it is not anticipated to significantly impact overall visitation from the public to existing outlets located within townships as external office outlets will be maintained in those localities.

	
	There are currently empty buildings in the town centres, the large administration buildings will add to this and be an additional maintenance burden on rate payers
	It is anticipated that Council’s assets will, over time, generate income to assist with maintenance and infrastructure costs.  The costs of the project were previously considered by Council and adopted.

	Lack of access in other areas
	
	While Council’s administrative functions will move to the head office location, their customer service points will be maintained.

· Forster - customer service will be located at the new Civic Precinct in Lake Street once it’s completed (until then it will remain in Breese Parade)

· Taree - customer service will be relocated to Biripi Way

· Gloucester - no change

· Stroud - no change

· Tea Gardens - no change




The proposal was referred to several internal departments at MidCoast Council for review.  No significant concerns were identified.  Some general recommendations were made (below) and consent conditions provided (Attachment A).

Building

Cl 93 Environmental Planning & Assessment Regulation 2000

The proposed development has been assessed and will, when completed, comply with such of the Category 1 fire safety provisions as are applicable to the building`s proposed use. Consideration has been given that the fire protection and structural capacity of the building is appropriate to the building`s proposed use.

This comment is made as required under section 4.15 (1) (a) (iv) of the Environmental Planning & Assessment Act 1979.

General Comment

The proposed development has been generally assessed and based on the information provided, will comply with the applicable performance requirements of the National Construction Code of Australia when completed.

Traffic

No objections to the proposed Development Application for Biripi Way building to be changed into the Council Offices were identified.  The roundabout on Manning River Drive has adequate capacity for this development and the available parking should cater for the new use.

With regard to specific concerns raised in submissions the following is provided:

· Date of traffic counts and modelling:  It is regrettable the dates and times have not been provided in the “Colston Budd Rogers & Kafes” traffic report.  However, they state the assessments were done during the morning and afternoon peaks.

· Biripi Way Roundabout:

· The criticism of the “Colston Budd Rogers & Kafes” traffic report claiming there were “15 seconds per vehicle during weekday morning and afternoon peak periods would be based on the Sidra modelling.  This modelling would have assessed the roundabout over an hour which would have spread the traffic through the roundabout and in my experience the traffic arrives in surges that create delays longer than 15 seconds in 15 to 30 minute periods during the morning peak.

· The biggest inhibiter to traffic flow in the morning peak travelling to Taree is Martin Bridge and the traffic lights just past the bridge at Victoria Street intersection.  This does result in queues up to and past the Biripi Way roundabout that restricts the roundabout operating efficiently during the highest traffic in the morning peak period.  There is little that can be done about this inhibiter until Martin Bridge is duplicated, which would be in the very long term. 

· This roundabout was designed not just for the Masters development but for the whole “Bulky Goods” development site that is proposed past the Masters site.  A two lane roundabout is more than adequate to handle the traffic at acceptable levels along Manning River Drive and those for the proposed “Bulky Goods” development site.  The current delays relate back to the Martin Bridge constraints and these would have the same for any use of the Masters site plus any further development past this site. 

· The staff working at Council has flexible working hours and the expectation is staff would stagger their arrival and departure times to suit their work requirements and particularly the traffic situation on Manning River Drive.

· Public Transport:  There is limited route bus services in rural areas and that includes to Taree (and this site), so the expectation is most staff will use cars to access the site not public transport.  It is unlikely that many people would use buses to access Council at Biripi Way due to the limited services, however it is understood that residents can access Council services by attending the libraries and Council’s regional shop front locations.

Waste

The objectives for the waste management on site during the demolition and construction phase meet the waste disposal requirements as per the site waste minimisation management plan provided. The waste storage and turnaround circle for waste collection vehicles is existing and located at the rear of the main structure and meets Council’s waste requirements 

Waste volume calculations are based on EPA Better Practice Guidelines for Waste Management and Recycling.

Active office space

General Waste: - 10 litres per day per 100m2

Recycling: – 15 litres per day per 100m2

Café space

General Waste: - 100 litres per day per 100m2

Recycling: - 120 litres per day per 100m2

Recommendations for waste are:

· 2 x 1.50 metre front lift bins serviced Monday/Wednesday and Fridays.

· Recycling require 1 x 1.50 metre front lift cardboard serviced once a week with an additional 1 x 1.50 metre front lift bin serviced twice a week. 

· Utility / printer rooms are to have a minimum of set 1 x 240 litre – garbage and 1 x 240 litre recycling wheelie bins per room.

· Kitchens are to have a minimum of 1 set per kitchen x 80 litre garbage and 80 litre recycling bins. With a view of introducing food organics once the site is fully operational. 

· Café is to have a minimum of 1 set 240 litre garbage and 240 litre recycling wheelie bins. 

· Bins located in the utility / printer room, kitchens and café are to be decant daily by the cleaners into the front lift bulk bins. 

· To meet OH&S requirements lifters are to be fitted to the front lift bulk bins to ensure safe decanting of wheelie bins.

· Bulk bins are to be fitted with lids, wheels and locks. 

Food

Reference is made to the proposed development application which consists of a building change of use, and the internal fit-out for a public administration building.

Part of the internal fit-out is to also include a café.

A review of the Statement of Environmental Effects and the generic floor plan of the café submitted with the application makes no reference to Australian Standard AS 4674 – 2004 Design Construction and Fit-out of Food Premises, or the Food Safety Standards Part 3.2.3 Food Premises and Equipment.

Therefore, as part of the Construction Certificate process the applicant will need to submit suitable detailed plans and specifications demonstrating that the design and construction of the café will comply with Australian Standard AS 4674 -2004 Design, Construction and Fit-out of Food Premises, and the Food Safety Standards Part 3.2.3. Food Premises and Equipment.

Suitable detailed plans and specifications for the Construction Certificate to include:

1. Floor plan – to a suitable scale (e.g. 1:50)

2. Sectional elevation drawings – to a suitable scale (e.g. 1:50) showing all fittings, equipment and wall, floor and ceiling finishes. 

3. Hydraulic Plans (plumbing details) – to a suitable scale (e.g. 1:50) the hydraulic details to also include the installation of a grease trap to a size approved by MidCoast Council’s Environmental Scientist, Quality and Source. 

4. Mechanical exhaust ventilation drawings (i.e. plans, elevation and schematic diagrams, compliance where applicable to Australian Standard AS 1668 Part 1 & 2) – to a suitable scale (e.g. 1:50) 

Social

Section 5.4 regarding social impact of the Statement of Environmental Effects for the change of use for 2 Biripi Way, Taree (205/2020/DA) has been reviewed, giving consideration to the social impacts within the limitations of the actual application, being for the purpose of public administration purposes. Consideration was not given to the fact that it is Council occupying the building, or consideration of the social impact of the Council offices moving from their current locations.

While the Development Application refers to the GTCC Social Impact Assessment Policy adopted July 2012, a draft policy had been put to Council after this date (April 2016) however, wasn’t finalised after the exhibition period due to the merger. This draft policy referred to distributional equity as a key principle in Social Impact Assessment. As the draft policy “Distributional equity” refers to the “fairness or unfairness of the distribution of impacts across or within population groups”. It is this principle, which has formed the basis for the review of this Development Application.

Overall section 5.4 is brief in its considerations and refers in the main to the public submission process, as a means of understanding the social impacts. For the context of this report, no submissions made as a part of the Development Application process were reviewed. Instead, the Engagement Report from the Biripi Way Office Centralisation consultation, conducted by Council in late 2018 was considered. While this engagement wasn’t conducted for the purpose of the Development Application, the data does outline a range of impacts regarding the development. This information, as well as the information in the Statement of Environmental Effects has been used to provide a brief overview of potential social impacts and mitigation measures that could be put in place to address these.

As the site sits within a mainly industrial area, in regard to impacts related to the building use on surrounding residents, there are no adverse impacts.

In regard to potential impacts to users of the building, including staff and general populations, these have been considered below:

1. Access of staff and visitors to community amenities 
This has been addressed in the provision of a café, seating facilities and alfresco area. As this building sits in isolation to other facilities, it would be important in the detailed design of these spaces to consider access of customers to computer and telephone facilities, water and provision of healthy, affordable refreshments and food at the café.

2. Disability access to building and within 
While the building may be compliant with the Building Code of Australia (BCA), these can at times not be reflective of actual need. Also considering this is a public administration building, it is important that the building is easily accessible and user friendly for all people. 
Areas of the Development Application that could be reconsidered include the pedestrian access from Manning River Drive, including those using public transport. The existing footpath is a considerable distance to travel from the bus stop to the entry. It would be more appropriate to consider a more direct route from the bus stop to the main doors. 

This is also relevant to the layout and fit out, including furniture, walkways, seating plans etc. to ensure they are accessible and user friendly. To address this, it would be beneficial to consult with a representative group to ensure the space and fit out meet the needs of those users with a disability, beyond just the minimum requirements outlined in the BCA.

3. Access for people with no transport 
It is noted that bus stops already exist and access to and from these stops have been considered in the point three. The SEE notes that public transport is market driven and as this new use will bring in additional users and staff, which will increase need for public transport. As this is a public administration building which may have a higher need than other facilities, but low user numbers, within a low foot traffic area, it is important to consider transport outside a public bus, particularly in early establishment. This could be addressed via a Shuttle bus or bus route trials, as examples.

4. Footpath connect-ability to surrounding area and facilities 
This includes the safety and condition of the existing footpaths and road crossings to and from the Taree CBD, Bus stop and other shops/amenities in the area. Physical connection to these spaces will reduce a sense of isolation of building users and visitors. 

5. Amenity of staff and visitors within the building 
Due to the physical isolation of the building, combined with the nature of the work within public administration, ensuring people have access to quiet spaces, natural light and green spaces is important in maintaining good mental health and reduces the sense of isolation. While this has been addressed to a certain extent within the internal public area, alfresco space and windows and skylights, additional consideration could be given to ensure that users have access to spaces that allow them privacy, areas to connect with the natural environment and spaces to be physically active.

4.15 (1)(e) the public interest
Having regard to the assessment contained in this report, it is considered that approval of the development is in the public interest.

CONCLUSION

After consideration of the development against Section 4.15 of the Environmental Planning and Assessment Act 1979, and the relevant statutory and policy provisions, the proposal is suitable for the site and is in the public interest. Therefore, it is recommended that the application be forwarded to the Regional Planning Panel with a recommendation for approved subject to conditions. 

RECOMMENDATION

It is recommended that Development Application 205/2020/DA for Change of Use and fitout of existing ‘Masters’ building for the purpose of MidCoast Council’s amalgamated public administration building on Lot 1 DP 1185504, 2 Biripi Way, Taree South, NSW 2430 be be approved in accordance with the conditions of consent contained in Attachment A.

ATTACHMENTS

A. Conditions of Consent 
B. Assessment against Greater Taree Development Control Plan 2010

C. Plans

D. SEE

E. Waste Management Plan

F. Quantitative Surveyors Report

G. DCP Table

H. Economic Assessment

I. Section J (Building Code of Australia) Report

J. Traffic & Parking Report
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