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EXECUTIVE SUMMARY 
The development application (DA/3345/2022) seeks consent for alterations and additions to the existing educational establishment known as Our Lady of the Rosary Catholic School, Shelly Beach. 

The subject site is known as 1A Shelly Beach Road, Shelly Beach (‘the site’) and comprises a corner lot with two road frontages including The Entrance Road to the west and Shelly Beach Road to the north. The site has a generally rectangular shape and an overall area of 2.02 hectares. Vehicle access is taken from Shelly Beach Road. The topography is relatively flat.

Existing development on the site consists of a number of low scale primary school buildings, car parking areas in the north-eastern and eastern parts of the site, large sporting fields, a multi-purpose sports court and shaded outdoor area. Currently, the school operates with 535 students and 32 staff (FTE). On site car parking is provided for teachers within the existing car parking areas with on-street parking available for parents along Shelly Beach Road and the adjoining streets.

The site adjoins residential areas to the north, residential areas and bushland to the east, a Council depot and The Entrance Road to the west and sporting fields associated with a secondary school to the south.

The school has been operating on the site since 1974 and essentially the proposal involves the removal and replacement of demountable classrooms with new improved classroom facilities and a car parking area to meet the school’s growth. Under the proposal student numbers shall increase by 95 to 630 students and staff shall increase to 35 (FTE). 

The site is located within the R1 – General Residential zone pursuant to Clause 2.2 of the Central Coast Local Environmental Plan 2022 (‘LEP 2022’). Demolition and educational establishments (including alterations and additions thereto) are permissible with development consent in the R1 zone. 

The principle planning controls relevant to the proposal include State Environmental Planning Policy (Transport and Infrastructure) 2021, 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 design quality principles relevant to schools in the State Environmental Planning Policy (Transport and Infrastructure) 2021
· The relevant provisions of the Central Coast Local Environmental Plan 2022.
· The car parking requirements of the Central Coast Development Control Plan 2022
· The various objects of the EP&A Act (orderly and economic development of land) and the public interest given its compliance with the various planning controls 
· The matters for consideration under Section 4.15(1) of the Environmental Planning & Assessment Act 1979 in relation to potential impacts on the surrounding area.

The application is integrated development pursuant to Section 4.46 of the EP&A Act. A referral to the NSW Rural Fire Service pursuant to Rural Fires Act 1997 was sent and the RFS has issued GTA’s subject to conditions and a Bushfire Safety Authority. A referral was also sent to the Department of Environment – Water pursuant to the Water Management Act 2000. However, DPE Water advised that the proposed works are exempt from the need to obtain a controlled activity approval. Transport for NSW were also consulted and provided comments.

Jurisdictional prerequisites to the grant of consent imposed by the following controls have been satisfied including:

· Section 4.6 of the Transport and Infrastructure SEPP for consideration of whether the land is contaminated.
The application was placed on public exhibition from 13 January to 13 February 2023. No submissions were received.
The application is referred to the Hunter and Central Coast Regional Planning 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 briefing was held with the Panel on 8 February 2023 where key issues were discussed, including the need to clearly understand the parking arrangements both existing and proposed, the need for an operational traffic management plan, landscaping and construction management.

The key issues associated with the proposal include:

1. 
Acid sulfate soils – it was identified that potential acid sulfate soils (PASS) are present at the site. An acid sulfate soil management plan has been provided with recommended measures to minimise the impact to acid sulfate soils.

2. 
Noise – The acoustic report recognises that mechanical plant and equipment may exceed the relevant noise levels and therefore recommends that the plant area or equipment be acoustically treated individually, as to not impact the neighbouring properties. Once the selection process for mechanical plant and equipment is finalised, a detailed acoustic assessment is recommended, prior to the issue of a construction certificate. 
3. 
Car parking – a Traffic Impact Assessment (TIA) and Operational Transport and Access Management Plan have been submitted. The TIA details traffic and parking surveys and concludes that significant on street parking is available within vicinity of the school to account for the 14 additional drop off spaces required as part of the development. In regard to staff parking, a net increase has been provided which exceeds the DCP staff parking requirement. Overall, the reliance on on-street parking for pick up and drop off periods of the day have been considered acceptable.

4. 
Construction management – construction management has been considered such that construction can proceed without significant internal site impacts to operation of the school. Each stage shall be fenced off to prevent student access, the demountable classrooms shall stay in use until the finalisation of Stage 1B (new Block D & H) to ensure sufficient accommodation for students, and completion of the new carpark first shall provide 10 car parking spaces for construction parking and/or staff. A temporary access is proposed for larger deliveries and vehicles and construction vehicle access shall be outside of drop off and pick up times of the school. A detailed construction management plan shall be required prior to issue of the construction certificate.

5. 
Landscaping – landscaping is provided along the front of the site to soften the view of the proposed new car park on the street. Replacement planting at a ratio of 3:1 is proposed for the loss of two existing Swamp Mahogany (Eucalyptus robusta) trees to accommodate the car park, and proposed landscaping elsewhere on site addresses an additional five trees proposed to be removed. The landscaping design is an acceptable solution to support the location of the proposed buildings and to improve the amenity of the school and streetscape.
Following a detailed assessment of the proposal, the application is recommended for approval subject to conditions contained within Attachment 1 of this report and pursuant to Section 4.16(1)(a) of the EP&A Act.
1. THE SITE AND LOCALITY

1.1 The Site 

The site is legally described as Lot 1 in DP 1021657, commonly known as 1A Shelly Beach Road, Shelly Beach, and is located on the corner of Shelly Beach Road and the Central Coast Highway/The Entrance Road. It has a generally rectangular shape and an area of 2.02 hectares. The site is located approximately 1km to the west of Shelly Beach and 500m north of the Bateau Bay Square Shopping Centre. 

The site is developed and used as a primary school (Our Lady of the Rosary Catholic School) which has been in operation since 1974. The school includes one storey school buildings of eight blocks (A-H) generally arranged around a quadrangle towards the eastern end of the site. The school includes a sports field and associated multi-purpose playing court.

The site has two road frontages being Shelly Beach Road to the north and Central Coast Highway/The Entrance Road to the west. Vehicle access is provided form Shelly Beach Road and car parking is provided on site in the north-east corner of the site and adjacent to the eastern boundary. Currently there are 19 car parking spaces located within the front car park and 13 car parking spaces located adjacent to the eastern side boundary.  

The site comprises a minor slope from north to south of approximately 1.5-2m. 

Vegetation on the site is predominantly located along the boundaries. Most of the existing trees are located along the southern boundary and towards the north-west corner of the site. Land adjacent to the site towards the south-east is heavily vegetated. Much of the central portion of the site comprises of turfed areas for sport and student play. 

Saltwater Creek traverses the eastern side boundary.

There are currently 535 students attending the school and 45 staff working at a variety of full-time, part-time, support and administrative roles. The current staff number equates to a total of 32 full-time equivalent (FTE) staff.
The site is identified as bushfire prone land and flood affected on Council’s maps.
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Figure 1: Aerial photo of the site and surrounds
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Figure 2: Closer aerial showing the site and surrounds
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Figure 3: Bushfire prone land - Vegetation buffer (yellow)
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Figure 4: Flood affectation 1% AED
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Figure 5: Photo of the school site as viewed from Shelly Beach Road
1.2 The Locality 

To the north of the site is Shelly Beach Road and residential properties on the northern side of Shelly Beach Road, predominantly in the form of detached dwelling houses and villa and townhouse developments. A townhouse complex is located north-west of the site, on the corner of Shelly Beach Road and The Entrance Road, known as Shelly Gardens Estate. 
To the east of the site is a creek known as Saltwater Creek, which flows to Tuggerah Lake, located approximately 650m to the north-west of the site. Dense bushland is also located to the south-east of the site. 
Land to the south contains the Tuggerah Lakes Secondary College campus whilst further to the south is a regional sporting facility.  
To the west of the site is The Entrance Road. On the western side of The Entrance Road is the Central Coast Council Long Jetty Depot.
2. THE PROPOSAL AND BACKGROUND 
2.1 The Proposal 

Development consent is sought for demolition and alterations and additions to the existing school in three stages.
Specifically, the proposal includes:

Stage 1A

· Construction of a new 10 space car park and associated driveway crossover via Shelly Beach Road.
Stage 1B

· Demolition of the existing Block D and existing Block H;
· Construction of new Block D and Block H buildings that are proposed to be connected on Level 1;

· Partial demolition works to Block B and Block C;

· Associated landscaping.

Stage 2

· Refurbishment works of existing Block E (library) and existing Block G (multipurpose hall);

· Removal of Block F (demountable building);

· Associated landscaping.
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Figure 6: Existing layout of the school
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Figure 7: Proposed Staging Plan
The following subsections provide a more detailed description of the proposed development.

Stage 1A – will involve minor earthworks and the construction of the new 10 space car park and associated works.

Stage 1B – will involve the demolition works to Block D and Block H, construction of new Block D and Block H, and partial demolition of Block B and Block C. 

Stage 2 – following completion of Stage1A and Stage1B, the existing Block F demountable building will be removed from the site and Block G (hall) and Block E will be refurbished.

Demolition and site preparation – the proposal involves the demolition of existing Block D and Block H. Block D is a single storey building that comprises a library and general learning areas. A verandah and a covered walkway that is located between Block D and Block B is proposed to be removed during construction and reinstated when construction has finished.

Block H is proposed to be demolished, including two storerooms, one General Learning Area (GLA) and a verandah that connects to Block C. Part of Block C will be demolished as part of the works, including amenities (girls and boys bathrooms), a lobby space and internal reconfiguration works to two store rooms.

Internal refurbishment works are proposed to Block E, including the conversion of two classrooms and a withdrawal room into a new library.
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Figure 8: Proposed Demolition Plan
Construction works – New Block D: will comprise three General Learning Areas (GLA’s) a breakout space, two withdrawal rooms, internal circulation and a lobby.

Connectivity to the first-floor level will be made available via an internal lift and a staircase. The first-floor level above Block D will form part of the new Block H.

New Block H: the ground floor level of the new Block H will comprise three GLA’s, an outdoor space and withdrawal room. 

The first-floor level of the new Block H will comprise nine GLA’s, three withdrawal rooms, a seminar room and an expansive breakout space that is also used for internal circulation. Bathroom facilities and a ‘comms’ rooms are also provided on the first-floor level of proposed Block H as well as an outdoor space.
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Figure 9: Proposed Ground Floor Plan
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Figure 10: Proposed First-floor Plan
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Figure 11: Proposed western elevation
Block G – the multi-purpose hall (Block G) is proposed to be internally refurbished. An internal wall is proposed to be removed, in addition to construction of a new internal storeroom. A new maintenance storeroom is proposed, adjacent to the western side of Block G.
Block E – internal refurbishment works are proposed to Block E to facilitate the construction of a new library and associated breakout space.
Materials and finishes – Proposed Block H will incorporate a metal roof, with wall cladding comprising a range of light and dark colour tones in a natural palette.
Associated works – Undercroft area: beneath the first-floor level of proposed Block H, a new undercroft area will be constructed. This area will provide for circulation between buildings, as well as providing for an area for children to play and congregate.

Paved courtyard: directly adjacent to the undercroft area will be a paved courtyard. Three planter boxes and a handball court are proposed in this space.
Landscaping – Landscaping is proposed within the proposed undercroft area and paved courtyard. These spaces will incorporate a range of landscaped features, including artificial turfed areas, the planting of seven trees and additional garden beds, as well as coloured concreted areas and synthetic grass. The proposed landscaping works will provide connectivity to the existing grassed area to the west of the site. Landscaping is also proposed about the new 10 space car park at the front of the site and between the carpark and the front boundary. 
Vehicle access and car parking – the existing main vehicular access point to the site is located towards the northeast corner of the site, with a new secondary access point located adjacent to the existing bus zone along Shelly Beach Road.
A new driveway crossover is proposed from Shelly Beach Road, to provide access to the new 10 space car park. The existing main vehicular access point and car parking spaces towards the northeast of the site will be retained.
Following the proposed development, there will be a net increase of nine car parking spaces within the site.

Operational management – the current student population of the school is 535 students, which is proposed to increase by 95 students to a total of 630 students. A proposed increase in three FTE staff is also likely generated as part of the proposal, resulting in a total of 35 FTE staff employed by the school.

Stormwater management – existing pits and pipes are to be refurbished and if required, upsized to cater for additional impervious flows around proposed Block H. The stormwater path will continue to flow to an existing outlet adjacent to the creek to the east of the site. Eaves and gutters are proposed on Level 1 of Block H and Block D, with sizing and downpipes to be confirmed during the Construction Certificate stage.

2.2 Background

The development application was lodged on 23 November 2022. A chronology of the development application since lodgement is outlined below including the Panel’s involvement (briefings, deferrals etc) with the application:

Table 2: Chronology of the DA

	Date
	Event

	23 November 2022
	DA lodged 

	19 December 2022
	Site inspection

	21 December 2022
	Response received from TfNSW

	13 January 2023
	Exhibition of the application 

	13 January 2023
	DA referred to external agencies 

	29 January 2023
	GTA’s and Bushfire Safety Authority issued by the RFS.

	8 February 2023
	Panel kick-off briefing 

	15 March 2023
	Request for information from Council to applicant 

	29 March 2023
	DPE Water advised that an exemption applies

	17 May 2023
	Amended plans were submitted in accordance with Section 37 of the Environmental Planning and Assessment Regulation 2021 (‘2021 EP&A Regulation). The changes related to minor internal changes to ensure compliance with the BCA and school preferences. 

	5 June 2023
	Council requested amended Landscape Plan

	13 June 2023
	Amended Landscape Plan provided


2.3 Site History 
Council records show that the following applications were previously lodged on this site:

· DA/74/64 - the primary school was originally approved by the former Wyong Shire Council on 5 April 1974.
· DA/2194/2002 – approval for an ‘awning’ issued on 16 September 2002.
· DA/1264/2002 – approval for ‘multipurpose basketball and netball court’ issued on 24 June 2004.

· DA/1183/2009 – approval for ‘new hall, classroom and demolition of existing structure’ issued on 21 December 2009.

· DA/796/2016 – approval for ‘communication pole and satellite dish’ issued on 5 August 2016. 
ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979

Section 1.7 Application of Part 7 of Biodiversity Conservation Act 2016
Part 7 of the Biodiversity Conservation Act 2016 (BC Act) and Part 7A of the Fisheries Management Act 1994 contain additional requirements with respect to assessments, consents and approvals under the EP&A Act in connection with the terrestrial and aquatic environment.

Biodiversity Conservation Act 2016 (BC Act)

Council’s Ecologist has assessed impacts to biodiversity values in accordance with the BC Act and is satisfied that the proposal will unlikely have a significant impact on any threatened entities or exceed the NSW Biodiversity Offset Scheme. On this basis, further assessment against the BC Act is not required. 

3. STATUTORY CONSIDERATIONS 
When determining a development application, the consent authority must take into consideration the matters outlined in Section 4.15(1) of the Environmental Planning and Assessment Act 1979 (‘EP&A Act’).
The proposal is considered to be:

· Integrated Development (s4.46) under the Rural Fires Act 1997 and the Water Management Act 2000.

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

The relevant environmental planning instruments, proposed instruments, development control plans, planning agreements and the matters for consideration under the Regulation are considered below. 
(a) Section 4.15(1)(a)(i) - Provisions of Environmental Planning Instruments

The following Environmental Planning Instruments are relevant to this application:
· State Environmental Planning Policy (Biodiversity and Conservation) 2021
· State Environmental Planning Policy (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

	Comply (Y/N)

	State Environmental Planning Policy (Biodiversity & Conservation) 2021
	Chapter 4: Koala habitat protection 2021 
	Yes

	State Environmental Planning Policy (Planning Systems) 2021


	Chapter 2: State and Regional Development 

· Section 2.19(1) declares the proposal regionally significant development pursuant to Clause 5 of Schedule 6 as it comprises of private infrastructure and community facilities over $5 million. 
	Yes

	SEPP (Resilience & Hazards) 
	Chapter 2: Coastal Management 
· Section 2.10(1) & (2) - Development on land within the coastal environment area
· Section 2.12 - Development in coastal zone generally —development not to increase risk of coastal hazards.
· Section 2.13 - Development in coastal zone generally - coastal management programs to be considered.

Chapter 4: Remediation of Land

· Section 4.6 - Contamination and remediation has been considered in the Contamination Report and the proposal is satisfactory.
	Yes

	State Environmental Planning Policy (Transport and Infrastructure) 2021


	Chapter 2: Infrastructure

· Section 2.119 – Development with frontage to classified road
Chapter 3: Educational Establishments

· Section 3.36 – Schools – development permitted with consent
	Yes

Yes


	Proposed Instruments 
	No compliance issues identified.
	Yes

	Central Coast Local Environmental Plan 2022
	· Clause 2.3 – Permissibility and zone objectives

· Clause 2.7 – Demolition requires development consent
· Clause 5.21 – Flood planning
· Clause 7.1 – Acid sulphate soils 
· Clause 7.6 – Essential services

· Clause 7.23 – Transitional provision for floodplain risk management
	Yes


Consideration of the relevant SEPPs is outlined below 

State Environmental Planning Policy (Resilience and Hazards) 2021
Chapter 2: Coastal Management

The site is located within the Coastal Environment Area under the SEPP (Resilience and Hazards) 2021 Chapter 2 Coastal Management.
Clause 2.10 provides the matters for consideration that are to be taken into account by the consent authority when determining a development application on land in a coastal environment area. A compliance table for this SEPP has been included within Attachment 1. 

The proposed development has satisfactorily addressed the matters of consideration outlined in clause 2.10.

In accordance with clause 2.12 the proposed development is not likely to cause any increased risk of coastal hazards on the subject site or adjoining lands. And in accordance with clause 2.13, there is no relevant certified coastal management program that needs to be considered.

The proposal is satisfactory in regard to Chapter 2 of the SEPP.
Chapter 4: Remediation of Land

The provisions of Chapter 4 of State Environmental Planning Policy (Resilience and Hazards) 2021 (‘the Resilience and Hazards SEPP’) have been considered in the assessment of the development application. Section 4.6 of Resilience and Hazards SEPP 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 and for which consent has already been granted. There is no change to the approved use under the proposal and no history of any potential contaminating land use on the site under Council’s records. It is considered that the provisions of section 4.6 of the SEPP RH have been satisfied and the site is suitable for the proposed development.

State Environmental Planning Policy (Planning Systems) 2021 

Chapter 2: State and Regional Development 

The proposal is regionally significant development pursuant to Section 2.19(1) as it satisfies the criteria in Clause 5 of Schedule 6 of the Planning Systems SEPP as the proposal is development for an educational establishment that has a capital investment value of more than $5 million. Accordingly, the Hunter Central Coast Regional Planning Panel is the consent authority for the application. The proposal is consistent with this Policy. 

State Environmental Planning Policy (Transport and Infrastructure) 2021

Section 2.119: Development with frontage to a classified road

Section 2.119 of State Environmental Planning Policy (Transport and Infrastructure) 2021 (SEPP TI) relates to development with a frontage to a Classified Road. The site adjoins The Entrance Road to the west which is state road in accordance with the Roads Act 1993. The Entrance Road is a Classified Road – HW30.

Pursuant to Section 2.199 of SEPP TI, the consent authority must not grant consent to development on land that has a frontage to a classified road unless it is satisfied that:

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

Comment – The existing and proposed vehicular access points to the school are via Shelly Beach Road to the north of the site. Shelly Beach Road is a local road.

(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, and

Comment – A Traffic Impact Statement has been prepared for the proposal. The proposed development includes a new vehicular crossing from Shelly Beach Road, which provides access to a new car park.
The report identified the location of The Entrance Road to the west and stated that the intersection between The Entrance Road and Shelly Beach Road has adequate spare capacity to accommodate these additional movements. The report concluded that the proposed works would have a minor and acceptable impact upon traffic in the local area, with no impediment to approval. 

The location of the proposed works is approximately 140m to the east of The Entrance Road and are unlikely to generate adverse emissions that could impact on the safety, efficiency and ongoing operation of The Entrance Road.

(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.

Comment – The proposed development although potentially sensitive to traffic noise and emissions is located a considerable distance from The Entrance Road. The proposed building works are setback approximately 140m from The Entrance Road and are sited between existing surrounding buildings that will further assist in reducing traffic impacts. Additionally, the acoustic report has identified that that the area is not considered to have high traffic noise. 
Chapter 3:  Educational establishments

Part 3.4 of Chapter 3 of the SEPP TI includes specific development controls for schools. 
Under section 3.36 (6) before determining a development application, the consent authority must take into consideration – 

a) the design quality of the development when evaluated in accordance with the design quality principles set out in Schedule 8, and

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

Schedule 8 Schools – Design Quality Principles

The proposal has been assessed in relation to the Design Quality Principles of the SEPP and is considered satisfactory as follows:

	Design Quality Principle
	Compliance



	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 be located and designed to minimise the development’s visual impact on those qualities and that natural environment.
	· The proposal responds to the gradient of the land and retains satisfactory setbacks.

· The proposal replaces existing demountable buildings which are to be removed.

· The proposal will improve connections and circulation within the school for school children.

· The height, bulk and scale of the development is centralised and well setback from any residential land uses.

· A landscape plan is provided and considered satisfactory.

· The proposal increases the potential school size providing improved facilities to the existing school. No change is proposed to the access to nearby bus routes servicing the school.

	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 proposed development provides appropriate built form to minimise energy usage as follows:

· The building has been designed to facilitate good cross ventilation.

· Utilising local and sustainable building materials as much as possible.

· Minimising excavation of any acid sulfate soils.

· Reuse of demountable buildings off site.

· A thorough waste management plan that encourages recycling.

· And overall considering the longevity of the building through high quality design, materials, and flexibility and adaptability in how the spaces function.

	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.
Schools should actively seek opportunities for their facilities to be shared with the community and cater for activities outside of school hours.
	· The proposal is supported by an Access Report (prepared by Wendy Gould, dated 1 July 2022) which demonstrates access for people with a disability and compliance with the BCA.

· Wayfinding has been considered especially in the built form and the flow of spaces from the main entry into the paths of travel leading to the classrooms and other learning spaces. 

· A particular focus has been on ensuring equitable access, where the whole school community can travel together along the same or similar path of travel. For example, the lift is located adjacent to the main entry of the new building, and instead of 1:14 ramps more gentle and natural paths of travel at 1:20 or less have been created. 
· It is noted the site is currently used for a before and after school program (called Busy Bees). Vacation care is also provided through this same program.  This program caters for activities outside of school hours for the wider community. 

	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.
	The proposed development optimises health and safety as follows:

· By ensuring easy visual surveillance of staff and students throughout the building.

· All learning spaces can be opened up to adjacent spaces, and when closed maintain a visual connection through ample glazing. The WC areas have public handwash areas as an anti-bullying design strategy. 

· Existing fences are maintained around the whole school.

	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 proposed development provides diversity of indoor and outdoor spaces to facilitate informal and formal uses as follows:

· Maximises use of natural environment for learning and play through access to sunlight, natural ventilation and visual outlook.

· Various modes of learning can take place with the flexible design which caters to 21st century pedagogy of multi-modal learning. The spaces will also be used for staff meetings as well as for the wider school community. The shared learning areas will have flexible furniture and would suite various functions in particular.

· Improves open space areas by removal of demountable buildings.

· Provides diversity of indoor and outdoor spaces with new undercroft outdoor area, and outdoor areas on the first floor.

· Noise mitigation measures are considered and are outlined in the acoustic report. The building being situation centrally within the school site means there’s negligible negative noise impact on the surrounding neighbourhood. 

· The learning and play spaces are appropriate and efficient to cater to the various stages. The outlooks, natural light, and ventilation that the building is design to take advantage of give students and staff appropriate amenity in their day to day use of the space.

	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 school design provides a whole of life, flexible and adaptive approach through:

· The school wide masterplan has been pre-considered to ensure the whole of life of the building is considered in conjunction with the functioning of the whole school.

· A significant feature of the design is the flexibility and adaptability of the spaces to futureproof the building to the longest whole-of-life as possible.

· The learning spaces are multi-purpose, can expand or contract in area depending on the use, provides environmental performance with a focus on ESD principles, and has spatial relationships which flow naturally and with ease.

	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 proposed development addresses aesthetics as follows:

· The design of the building is aesthetically pleasing through façade articulation and use of different materials. Screen designs provide interest and some privacy to the classrooms.

· Use of a generally natural palette. Where splashes of colour occur, these are done so sparingly and playfully to express the fun and playful nature of a primary school. 

· Some timber building features respond to the surrounding bushland, and blues and whites are used in reference to the nearby ocean as well as the character of architecture seen in such settings. As such, the identity of the new building is in keeping with the surrounding context.


State Environmental Planning Policy (Biodiversity and Conservation) 2021
Chapter 4 – Koala habitat protection 2021

Several Koala feed tree species occur on the site. Koalas have not been recorded within 2.5km of the site in the last 18 years. In accordance with Section 4.9 (3) of the Biodiversity Conservation SEPP 2021, the application is considered to have no impact on koalas or koala habitat.

Central Coast Local Environmental Plan 2022
The relevant local environmental plan applying to the site is the Central Coast Local Environmental Plan 2022 (‘the LEP’). The aims of the LEP include to promote a high standard of urban design. The proposal is consistent with these aims as the proposal provides an attractive and functional addition to a local school. 
Zoning and Permissibility (Part 2)

The site is located within the R1 General Residential Zone pursuant to Clause 2.2 of the LEP.
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Figure 13: Zoning map (LEP)
The proposal satisfies the definition of ‘educational establishment’ which is a permissible use with consent in the Land Use Table in Clause 2.3. According to the definitions in Clause 4 (contained in the Dictionary), an ‘educational establishment’ is defined as:
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.
The R1 zone objectives include the following (pursuant to the Land Use Table in Clause 2.3):

· To provide for the housing needs of the community.

· To provide for a variety of housing types and densities.

· To enable other land uses that provide facilities or services to meet the day to day needs of residents.

· To promote best practice in the design of multi dwelling housing and other similar types of development.

· To ensure that non-residential uses do not adversely affect residential amenity or place unreasonable demands on services.

The proposal is considered to be consistent with these R1 zone objectives for the following reasons:

· The proposal will result in an increase in 95 students on site and three additional FTE staff members. This will enable the school to continue to meet the day to day needs of children and families within the surrounding area. 
· The proposal will not result in any adverse impacts to residential amenity, and it will not place unreasonable demands on any services.
General Controls and Development Standards (Part 2, 4, 5 and 6)

The LEP also contains controls relating to development standards, miscellaneous provisions and local provisions. The controls relevant to the proposal are considered in Table 4 below. 

Table 4: Consideration of the LEP Controls

	Control
	Requirement 
	Proposal
	Comply

	Demolition requires development consent

(Cl 2.7)
	Details of proposed demolition are to be included with an application for development consent
	The application includes details of proposed demolition
	Yes 

	Height of buildings 

(Cl 4.3(2))
	No specified height limit under Clause 4.3 (and the Height of Buildings Map) under the CCLEP.
	9.8m
	- 



	FSR 

(Cl 4.4(2))
	No specified maximum FSR applying to the site under Clause 4.4 (and the Floor Space Ratio Map) under the CCLEP. 
	0.22:1
	· 

	Heritage 

(Cl 5.10)
	This clause requires consideration of both European and Aboriginal Heritage.
	The subject site is not in proximity to any European heritage items or heritage conservation areas. The works are primarily central to the site in an already highly disturbed area. A condition is recommended that requires work to cease if a relic or Aboriginal object is discovered. The applicant must notify relevant agencies for direction.
	Yes

	Acid sulphate soils 

(Cl 7.1)
	Clause 7.1 requires assessment to be given to development on land that is mapped as being subject to actual or potential acid sulphate soils. The subject site has been identified as containing potential Class 3 & 5.
	The application is accompanied by a Preliminary Acid Sulfate Soils Assessment which identified that potential acid sulfate soils were present within portions of the subject site. An Acid Sulfate Management Plan was subsequently prepared. As part of the Management Plan, the recommended option for minimising (possibly avoiding) the disturbance of soils was to use steel screw pile foundations. Subject to compliance with the recommendations contained within the Acid Sulfate Management Plan, the proposed works are capable of being carried out in a manner that will minimise (possible avoiding) disturbance of soils. 
	Yes

	Flood planning (Cl 5.21)
	This clause requires that the consent authority be satisfied as to certain matters specified under the clause.
	The proposal is satisfactory subject to a condition ensuring safe evacuation (refer below).
	Yes

	Essential Services

(Cl 7.6)
	Clause 7.6 states that development consent must not be granted to a development application unless the consent authority is satisfied that the services that are essential for the development are available or that adequate arrangements have been made to make them available.
	Following the completion of the proposed development, the site will continue to be serviced by water, electricity, sewage, stormwater, vehicular access and adequate collection and management of waste. 


	Yes

	Transitional provision for floodplain risk management

(Cl 7.23)
	Wyong LEP clause 7.3 continues to apply and states that development consent must not be granted for an educational establishment unless the consent authority is satisfied that the development will not in flood events exceeding the flood planning level, affect the safe occupation of, and evacuation from, the land. 
	In the PMF event, evacuation from the site is available to the west, along The Entrance Road / Central Coast Highway however this side of the site is currently fenced off with no access gate. A condition has been recommended, for the provision of a gated pedestrian emergency access to be installed within the western frontage fence, onto The Entrance Road, where safe pedestrian access is available, and the road is trafficable for emergency vehicles in the PMF event.
	Yes


The proposal is considered to be generally consistent with the LEP.

(b) Section 4.15 (1)(a)(ii) - Provisions of any Proposed Instruments
· Draft Remediation of Land SEPP
The key operational framework of the former SEPP 55 which has been replaced by SEPP RH is maintained in the new SEPP which will still require consent authorities to consider whether the site is, or is likely to be, contaminated, and permit a consent authority to require additional information to satisfy itself as to whether the land is contaminated. Having regard for the Explanation of Intended Effect, and the site history, the proposed development is considered to be satisfactory with regard to the draft SEPP. 
(c) Section 4.15(1)(a)(iii) - Provisions of any Development Control Plan

The following Development Control Plan is relevant to this application:

Central Coast Development Control Plan 2022 (‘the DCP’)
The following Chapters of Central Coast Development Control Plan 2022 (‘the DCP’) are relevant to this application:

· Chapter 1.2: Notification of Development Proposals
· Chapter 2.13: Transport and Parking

· Chapter 2.14: Site Waste Management

· Chapter 2.17: Character and Scenic Quality

· Chapter 3.1: Floodplain Management and Water Cycle Management

CCDCP 2022 Chapter 1.2: Notification of Development Proposals

The proposal was notified in accordance with Chapter 1.2 Notification of Development Proposal of the Central Coast DCP from 13 January 2023 until 13 February 2023. 
No submissions were received as a result of notification.

On 17 May 2023, the applicant provided amended plans. However, the amendments related to minor changes and in accordance with section 1.2.2.10 (notification of proposals amended prior to determination) the amendments did not require re-notification.

CCDCP 2022 Chapter 2.13: Transport and Parking
Chapter 2.13 Transport and Parking of CCDCP 2022 stipulates car parking associated with educational establishments (primary) to be provided at the rate of 1 space per staff member and 14 drop off spaces (can be on-street) per 100 students. The school currently has 32 staff (FTE) and 535 students. This is proposed to increase by 95 students to a total of 630 students and 35 staff (FTE). The new teaching spaces allows for larger classes but not a significant increase in teaching staff. 

Currently there are 32 parking spaces provided on site as well as some additional parking to the rear of the school building where a small bus is parked. These spaces are located in two carparks, the first at the school entrance with 19 spaces and the balance of parking (13 spaces) is located along the eastern side of the school buildings. Access to the parking is via a two-way driveway on the eastern end of the site. Access to this parking is restricted to staff only between 7:45am – 4:00pm to reduce vehicle conflicts and prevent parents using the area at this time.
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Figure 14: Aerial showing two existing car parking areas on site
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Figure 15: Photo of existing car park at the school entry
To accommodate the school expansion the following changes to the parking are proposed:

· An additional car park is proposed to the north-west front of the school which shall allow for 10 additional staff parking spaces. These shall be accessed from a new driveway to be provided to the west of the second (western) driveway to avoid conflicts with the indented bus stop.
· The existing front car park which provides for 19 parking spaces, including one non-compliant disabled parking space, shall be modified to provide 2 disabled parking spaces with a shared space in between in accordance with AS2890.6. This will reduce this car park to 18 spaces.

· No change is proposed to the existing 90 degree parking to the rear of the school along the eastern side of the buildings. Although this parking aisle is narrow, there is no demand for ‘through traffic’ with all parking used by staff who are familiar with the arrangements.

These changes will improve the provision of disabled parking in the school and shall see a total parking supply of 41 spaces over the current supply of 32 spaces which is compliant with the CCDCP requirement for staff parking. 
In regard to drop off spaces, due to the age of the school and the constrained nature of the site, there is no opportunity to provide drop off spaces within the school grounds. There is an existing indented bus stop along the site frontage and No Standing zones on the approaches to the school crossing which preclude the provision of a ‘kiss and ride’ area adjacent to the school. 
The existing pick up and drop off arrangements see parents either walking to the school or parking on local streets and walking to pick up and drop off their children. To understand this existing arrangement and to confirm whether there is capacity to accommodate 14 additional vehicles, a parking beat survey was undertaken by the applicant’s traffic consultant on Thursday 1 September 2022. The traffic report states it was confirmed with the school that this was a typical day, weather forecasts allowed for the chance of showers and there were no interruptions to public transport proposed. 

The parking survey found that the peak demands for morning drop off occur between 8:42am – 8:50am. In addition to a high turnover of parking adjacent to the school on Shelly Beach Drive, parking on Redmyre Street extended to Bloomfield Street (from Shelly Beach Drive) and on Mayfair Street between Shelly Beach Drive and Bloomfield Street. No school demands were noted on Bloomfield Street nor on Phillip/Kirrang streets. Parking within the immediate vicinity of the school on Shelly Beach Drive allowed for a turnover of parking as parents were able to drop off their children and observe them walk into the school with vehicles typically leaving within 1 minute. Parking further away from the school in the side streets however, saw parents walking children into the school and returning to their vehicle, taking a longer period due to the distance as well as spending time talking to other parents upon their return to their car.

Peak demands for afternoon pick up saw some cars arriving prior to 2.45pm with the majority between 2.55pm – 3.15pm. By 3.20pm, the peak of the afternoon parking was easing and cleared by 3.30pm. The extent of the parking in the afternoon peak saw some vehicles parked on the northern end of Redmyre Street, the western end of Bloomfield Street, Mayfield Street north of Bloomfield Street and at the western end of Phillip Street/Kirrang Street as shown below in Figure 2. These areas were not fully parked out with spaces vacant on Bloomfield Street, Redmyre Street (north) and Mayfield Street (north) providing adequate capacity for additional parking, whilst Shelly Beach Drive had vacancies and a turnover of parking and whilst Phillip/Kirrang Streets also had spaces available.
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Figure 16: Extent of existing afternoon parking associated with the school pick up
From the surveys it was evident that there was higher demand for parking associated with pickups in the afternoon than drops offs in the morning. Assuming that the DCP requirement may also apply for the afternoon pick up, the ability for the local roads has been surveyed to determine the extent of the parking and the potential spare capacity for the short period (20 minutes) associated with the afternoon pick up as well as the morning drop off. 

To determine the capacity for additional drop-off spaces, the streets identified as being the extent of current parking were then reviewed using Nearmap aerial imagery. This enables the capacity of parking available along each street to be determined, allowing for driveways. A length of 6m per vehicle was applied to each interval between driveways, along each street.
[image: image18.png]Capacit Peak Demand Spare Capaci

Redmyre Street (north) 22 15 7
Bloomfield Street 31 20 1"
Mayfield Street (north) 20 9 1
Phillip/Kirrang Streets 75 34 (inc bus etc) 4

148 78 70




Figure 17: Summary of available space capacity on key streets
The report states that from the above it can be seen that there are 70 spaces readily available for pick up in the afternoon, with significantly more in the morning. This does not include empty spaces on Shelly Beach Drive nor on Bloomfield Street east of Mayfield Street which provide further parking capacity. 

CCDCP Chapter 2.14:  Site Waste Management
A Waste Management Plan (WMP) has been prepared for the proposed development by MRA Consulting Group (MRA). The WMP addresses waste generation and storage associated with the construction works throughout the development, and ongoing occupation of the proposed use. 

The proposed development works are expected to result in an increase in the total waste generation at the site, and the ongoing waste volumes are based on the maximum expected student capacity.
The school currently employs waste management practices to handle general waste and recycling. The following systems and infrastructure exist at the site: 
· 1 x 3m³ General waste bin collected twice per week 

· 1 x 3m³ Recycling bin collected once a fortnight. 

Onsite management of waste within the existing school, including placement of bins in classrooms, playground, canteen and other key areas, and their daily management by site cleaners is to remain largely unchanged. The bin storage is adjacent to the existing school structure and driveway which facilitates safe access for collection vehicles (refer below).
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Figure 18: Location of Waste Storage Area
Based on the waste volume calculations and the footprint required for the bins, the following storage requirement is expected at the site:
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Figure 19: Waste Storage Requirements
The waste management areas have adequate space to facilitate changes to the waste management arrangements that may occur in the future. Collections may be increased to reduce overall bin storage required. The waste management and storage areas proposed for the site fulfil waste management requirements, facilitating safe access and manoeuvring of all bins and equipment for the proposed development. 
Waste management areas will be screened from general view and bins will be sealed to maintain site amenity while also reducing the risk of windblown litter, vandalism, and illegal dumping.
The proposal meets the requirements of the CCDCP and the Central Coast Council Waste Control Guidelines (2022). 

DCP Chapter 2.17:  Character and Scenic Quality

The site is located on the corner of The Entrance Road and Shelly Beach Road within a mixed-use area. The site is surrounded by residential properties to the north, residential properties and bushland to the east, a Council depot and The Entrance Road to the west and a secondary school to the south.

The proposed additions will be located generally in the centre of the existing school buildings. On this basis, the proposed development is well setback from all boundaries and partially screened by existing buildings on all sides. 

The proposed development will not significantly alter the existing natural features of the site and the outdoor area for students will be substantially increased with the removal of the demountable buildings.
While the proposal is two stories in height, the height, size and scale of the proposed additions are compatible with the predominant patterns across the surrounding neighbourhood and the existing buildings on the site.

The architectural form, construction and detail will contribute positively to the existing scenic quality and streetscape character of the area as the proposed extensions are attractively designed, are visually interesting and with a suitable colour palette.
Additional tree planting is proposed around the proposed new front car park to compensate for trees loss and to provide an attractive interface with the street.

The proposal is satisfactory with regard to Chapter 2.17.
CCDCP 2022 Chapter 3.1: Floodplain Management and Water Cycle Management
The development type is deemed a sensitive land use, in accordance with CCDCP Chapter 3.1 Floodplain Management and CCLEP Clause 7.23 Transitional provision for floodplain risk management (and subsequently Wyong LEP Clause 7.3 Floodplain risk management). Hence a minimum floor level equal to and/or above the PMF level is required, to enable safe occupation of the site in an event exceeding the FPL, and low flood hazard pedestrian evacuation and emergency vehicle access is required in the PMF event.

The PMF event impacts over half of the site (predominantly at the north and east of the site), varies in level across the site, and extends across the footprint of the proposed works. In the location of the new proposed 2-Storey Classroom structures, the applicable PMF level is RL 5.55m AHD. Amended architectural plans were submitted which propose a ground floor level of RL 5.55m AHD which complies with the PMF requirements.

Access to/from the site in a PMF event is unavailable via Shelly Beach Road, with flood hazards of H3 (i.e., unsafe for vehicles, children, and the elderly) and upwards along this road frontage. In the PMF event, evacuation from the site is available to the west, along The Entrance Road / Central Coast Highway to the south, however this side of the site is currently fenced off with no access gate. Accordingly, safe emergency pedestrian access in the PMF should be provided for the site, which is not available along the extent of the Shelly Beach Road frontage. A condition has been recommended, for the provision of a gated pedestrian emergency access to be installed within the western frontage fence, onto The Entrance Road, where safe pedestrian access is available, and the road is trafficable for emergency vehicles in the PMF event.
· Central Coast Council Section 7.12 Plan 
The following contributions plans are relevant pursuant to Section 7.18 of the EP&A Act and have been considered in the recommended conditions (notwithstanding Contributions plans are not DCPs they are required to be considered):
· Central Coast Regional Section 7.12 Development Contribution Plan 2019
(d) Section 4.15(1)(a)(iiia) – Planning agreements under Section 7.4 of the EP&A Act

There have been no planning agreements entered into and there are no draft planning agreements being proposed for the site. 

(e) Section 4.15(1)(a)(iv) - Provisions of Regulations

The Environmental Planning and Assessment Regulation 2021 (2021 EP&A Regulation) commenced on 1 March 2022 and replaced the 2000 Regulation. Clause 92(1) of the Regulation contains matters that must be taken into consideration by a consent authority in determining a development application. Demolition works are identified under the clause and are proposed under the application. The demolition works will need to be carried out in accordance with the provisions of AS 2601. This requirement is addressed in the recommended draft conditions. 

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

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

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

· Context and setting – The proposal is considered to be generally consistent with the context of the site. The proposed development will generate a positive impact on the locality through the construction of a new building that has been architecturally designed to enhance the functionality of the school and the amenity of the site. Having regard to the use of the site as a school, the proposed works have been appropriately scaled, located, and oriented to fit within the context of the site. The built form of the proposed development will present as a contemporary design. 
The materials incorporated into the building design include a metal roof, rendered finishes and wall cladding, as well as a variety of light and dark paint types. The development has been designed so that no buildings exceed two-storeys in height, so as to remain compatible with the surrounding residential land. The proposed development is located centrally to the existing buildings on the site and is not considered to have an adverse impact on the amenity or privacy of adjoining neighbours. The bulk and scale of the development is compatible with existing development on the site and the surrounding area generally. The removal of demountable buildings and re-establishment of outdoor recreation area are considered to significantly and positively contribute to the character of the school.
· Access – Access to the school site is currently made available via a driveway located along Shelly Beach Road. The proposal involves the construction of a new car park that is located approximately 100m to the west of the existing main vehicular entry point. This car park will require the construction of a vehicular access crossing (VAC) along Shelly Beach Road. This additional VAC is proposed to be located on an existing intersection between Shelly Beach Road and Redmyre Street. Council’s Transport and Traffic Engineer has advised that there is no objection to the location of the new proposed staff carparking area and associated VAC opposite Redmyre Street, noting that this carpark provides 10 spaces only and the VAC will be utilised by staff generally outside the pick-up and drop-off times for students (i.e., vehicles won’t be entering/existing this VAC during peak traffic periods/congestion). In their comments TfNSW recommended the placement of a left in/left out (LILO) restriction on this new VAC, however Council’s Transport and Traffic Engineer has confirmed that this is not required in this instance.

For construction purposes the proposal includes a temporary construction VAC. There is no objection to the proposed temporary construction VAC from Council’s Transport and Traffic Engineer, noting this should again occur outside of the peak traffic periods/congestion, and the entry/exit from the classified state road roundabout is dual lane, which will provide adequate manoeuvrability for large vehicles where this may be difficult to achieve through the standard construction access. A condition has been included for the adoption of the TfNSW recommendation to restrict usage of this VAC to outside peak traffic periods for the school.

· Traffic - A Traffic Impact Statement has been prepared by the applicant and accompanies this application. The Traffic Impact Statement has concluded that the proposed works would have a minor and acceptable impact upon traffic in the local area, with no impediment to approval. 
The Traffic Impact Statement has estimated that approximately 36 vehicles will be approaching and then departing from the surrounding area during the peak periods of the day. The report has concluded that this will not have a significant impact on the efficiency of Shelly Beach Road. Should vehicles approach the site from The Entrance Road or Wyong Road, the increased number of vehicles will not adversely impact on the adjoining intersection given its ability to withstand significant traffic demands. Furthermore, the traditional commuter peak does not coincide with the afternoon school peak period.

There would be a degree of increased traffic congestion around the site in the morning and afternoon peak periods given the increase in drop-offs and pick-ups of students. The extent of unrestricted parking along Shelly Beach Road and adjoining streets would be sufficient to cater for the anticipated additional trips generated. The congestion caused during the peak periods has been observed and is generally orderly and lasts for a short duration of between 10-15 minutes in the afternoon.
· Parking – the proposed development will provide sufficient on-site parking for the increased staff numbers and therefore would not unreasonably impact the availability of on-street parking in the vicinity of the site. 

Following a request for further information from Council, revised plans were received detailing an amended carpark layout, designed for compliance with AS2890.1 User Class 1 to satisfy the CCDCP Chapter 2.13 Transport & Parking, Section 2.13.4.4, requirement for ingress and egress for site to be in a forward manner, utilising no more than a total 3-point turning manoeuvre within the site. The submitted Vehicle Swept Paths demonstrate compliance of the new design with the CCDCP requirement.

In order to ensure adequate separation and secure access between the new car park and adjacent school playground, a fence and proposed garden areas will separate the proposed car park and school playground / shade structure. A child-proof pedestrian gate will also be installed to restrict access to the car park by children.

The proposed new accessible parking and shared space complies with AS2890.6:2009 – Off-street parking for people with disabilities. The proposed new car parking dimensions, gradients, and internal driveway grades comply with AS2890.1:2004 – Off-street car parking. The proposed aisle width generally complies with AS2890.1 for a User Class 1A.

· Utilities – The site is connected to Council’s reticulated water supply and sewer drainage infrastructure, with multiple mains located around the western, northern, and eastern perimeters of the site. One existing sewer manhole, AN01, is located within proximity of the proposed works, within the Shelly Beach Road frontage, opposite the Redmyre Street intersection. The new carpark VAC is clear of this manhole and the proposed adjacent works comprise minor filled landscaped areas (between new paved parking areas) hence the works comply with Council’s Building in Proximity to Water & Sewer Pipelines Procedure.

· Water impacts – Stormwater Management Plans detail how existing pits and pipes are to be refurbished and if required, upsized to cater for additional impervious flows around proposed Block H. The stormwater path will continue to flow to an existing outlet adjacent to the creek to the east of the site. Eaves and gutters are proposed on Level 1 of Block H and Block D, with sizing and downpipes to be confirmed during the Construction Certificate stage. The proposed pervious area is being increased as a result of the proposed development. Therefore, no on-site detention (OSD) is required for the site.
Erosion and Sediment Control measures are to be adopted during the construction and to minimise sedimentation entering the stormwater system or the adjoining creek to the east, silt fencing and geofabric materials will be installed. 
· Fauna impacts – A minor portion of the south-eastern corner of the site is mapped as comprising high biodiversity values. An Ecological Assessment Report has been prepared by the applicant which has identified potential impacts on biodiversity as a result of the proposed development. The recordings undertaken by the applicant’s ecologist have identified that there is potential for microbat species to be present within the subject site.

A test against Section 7.3 of the Biodiversity Conservation Act 2016 (BC Act) was undertaken to consider whether the proposed development was likely to generate a significant impact on any threatened species, populations, ecological communities, or their habitats.
After undertaking spotlighting over the course of two nights, no detection of microbat activities was recorded around any of the buildings. The Section 7.3 part test conclusions of the Ecological Assessment Report states the following:
It is considered unlikely that the buildings onsite are utilised for roosting or breeding to any notable degree, and instead the site is likely utilised as foraging habitat which will remain post development. It is therefore concluded that the proposed development is unlikely to have any significant impact upon any threatened microbat species or any other threatened entity.

The summary of the Ecological Assessment Report states that after consideration of the BC Act and other applicable legislation, there will be negligible impacts generated by the proposed development.
Council’s Ecologist is satisfied that the proposal will unlikely have a significant impact on any threatened entities or exceed the NSW Biodiversity Offset Scheme. A condition has been recommended to ensure a pre-clearance survey is undertaken to identify and safely remove any microbats/other fauna.

· Flora impacts – The site is generally cleared of vegetation, apart from remnant and planted trees including mature Swamp Mahogany trees (Eucalyptus robusta) around permitter areas of the site. 

The proposal includes the removal of two Swamp Mahogany (Eucalyptus robusta) trees to accommodate the new carpark, and five trees (Tuckeroo (Cupaniopsis anacardioides), Ironwood (Backhousia myrtifolia), two Teatrees (Leptospermum sp.), and a Swamp Oak (Casuarina glauca)) located to the west of Block G are also identified for removal to accommodate a perimeter road around the building to satisfy BCA requirements.
An Arboricultural Impact Assessment report has been submitted by the applicant which provides recommended tree protection measures during the demolition and construction phases of the development. 

To compensate for loss of the two high value Swamp Mahogany (Eucalyptus robusta) trees to construct the new carpark, Council’s Ecologist has recommended that the landscape plan identify six replacement Swamp Mahogany trees (3:1 replacement ratio) within the school site. The species is a valuable winter flowering tree that is known to support threatened nomadic birds and the Grey-headed flying fox in the Bateau Bay area. The landscape plan was updated to show the six trees around the new car park. 
Compensation for the five trees lost adjacent to Block G is provided by the planting of seven trees around new block D and H. 
There are several trees located behind Block F that are located within close proximity to the demountable building that is to be demolished. The trees consisted of Turpentine, Melaleuca species and Casuarina species. Tree Protection Measures have been conditioned to ensure these trees remain viable during these works.

There shall be no significant impact on the natural environment as a result of the proposal. 
· Privacy – there shall be no adverse impacts on the amenity and privacy of adjoining neighbours. The proposed building is well setback from all boundaries and includes screening devices on windows.
· Solar access – the proposed development has been sited and designed to minimise solar access impacts on the site and to adjoining land. Detailed shadowed diagrams are provided as part of the architectural drawings. A minor portion of the land to the south of the site will be overshadowed by proposed Block H at 9am, 12pm and 3pm on June 21. However, the removal of the demountable building from the rear of the site (Block F) will partially offset the overshadowing from the site towards land to the south.
· Noise – An Acoustic Assessment has been undertaken by the applicant to assess the potential noise impacts associated with the proposed development. The assessment was undertaken in accordance with the relevant EPA noise policies and Council requirements. The noise assessment included an assessment of the predicted noise emissions from general learning areas, outdoor noise emissions, mechanical plant noise emissions and predicted noise levels at various receptors located on site and within the vicinity of the site. 

Following the calculations recorded as part of this Acoustic Assessment, the report found that the proposed development will meet the relevant acoustic requirements and therefore are considered acceptable. 

As part of the assessment, recommendations regarding mechanical plant and equipment were provided, which once finalised will be subject to a detailed acoustic assessment prior to the issue of a Construction Certificate (CC).
· Construction – Security fencing will be provided to prevent unauthorised access into the site during construction. Construction deliveries will be scheduled outside of peak drop off/pick up times.
· Social impact – the proposed development will enhance, improve and expand the facilities of Our Lady of the Rosary Catholic School. The proposed upgrades to the school would have a positive social benefit for the surrounding community by providing increased capacity and upgrades to the teaching environment and outdoor recreation space within the school. The proposal strengthens the identity of the school and provides integrated and interconnected learning spaces. 
· Economic impact – no adverse economic impacts are attributed to the upgrading of the school facilities. The greater capacity and utility provided by the school upgrade and expansion would have a positive economic impact in the precinct. The proposed development will generate positive economic impacts through the provision of future employment opportunities. The site is anticipated to increase its student capacity by 95 students, requiring an increase in three additional FTE staff.
Accordingly, it is considered that the proposal will not result in any significant adverse impacts in the locality as outlined above. 

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

The site is zoned R1 General Residential under the LEP 2022. Educational establishments are permitted with consent in the zone. 

The proposed development will occur on an existing school site and will remove demountable buildings by replacing them with new and improved facilities. The proposed development will improve circulation throughout the school with accessible connections to the existing access walkways and student play areas.
A review of Council’s GIS mapping reveals the following potential constraints:

· Acid Sulfate Soils – the site is identified as containing Class 3 and Class 5 Acid Sulfate Soils. An Acid Sulfate Soil Management Plan has been provided to minimise the impact on Acid Sulfate Soils.

· Bushfire Prone Lane – the site is identified as bushfire prone land. Required APZs are existing and accommodated on the site. Buildings are proposed to be constructed to BAL 12.5.
· Flooding – the site is identified as flood prone land. The proposal complies with the required minimum floor level and a condition of consent requires the installation of a gate in along the western boundary that adjoins The Entrance Road to provide for safe evacuation during the PMF.
The site is considered suitable for this type of development subject to recommended conditions requiring implementation of the Acid Sulfate Soil Management Plan, bushfire requirements of the RFS and a flood evacuation gate.
3.4 Section 4.15(1)(d) - Public Submissions

The proposal was notified, and no submissions were received.
3.5 Section 4.15(1)(e) - Public interest

The proposed upgrades to the Our Lady of the Rosary Catholic School are considered to be in the public interest. The proposal will generate enhanced teaching and learning facilities for students and staff. The development will provide for new general learning areas and breakout spaces, which will assist the school in accommodating a future anticipated increase in student and staff capacity. The proposed development is sited within a cluster of existing school buildings and a considerable distance away from adjoining properties. The development can therefore be undertaken and operated in a manner that will not likely generate any additional impacts on adjacent land. The proposed development will replace existing demountable buildings which when removed will provide additional outdoor recreation space for students. 
4. REFERRALS AND SUBMISSIONS
4.1 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 5. 

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

Table 5: Concurrence and Referrals to agencies

	Agency
	Concurrence/
referral trigger
	Comments 
(Issue, resolution, conditions)
	Resolved


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

	Referral/Consultation Agencies 

	Transport for NSW
	Section 3.58 – State Environmental Planning Policy (Transport and Infrastructure) 2021
Traffic-generating development.
	Transport for NSW provided their response by letter dated 21 December 2022.

	Yes

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

	RFS
	S100B - Rural Fires Act 1997

bush fire safety purposes for development of land for special fire protection purposes
	The RFS provided general terms of approval and a bush fire safety authority on 29 January 2023.
	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
	DPE Water advised that the proposed works are exempt from the need to obtain a controlled activity approval.
	Yes


4.2 Council Officer Referrals

The development application has been referred to various Council officers for technical review as outlined Table 6. 

Table 6: Consideration of Council Referrals

	Officer
	Comments
	Resolved 

	Engineering 
	Council’s Engineering Officer has reviewed the proposal and advised that the engineering aspects of the proposal are satisfactory subject to recommended conditions. 
	Yes

	Traffic 
	No issues have been raised. 
	Yes

	Ecology
	Council’s Ecologist is satisfied that the proposal will unlikely have a significant impact on any threatened entities or exceed the NSW Biodiversity Offset Scheme. A condition has been included to ensure a pre-clearance survey is undertaken to identify and safely remove any microbats/other fauna.
	Yes

	Trees
	Supports the removal of proposed trees as per the Aboricultural Impact Assessment report. Standard conditions recommended.
	Yes

	Environmental Health
	Council’s Environmental Health Officer has reviewed the proposal and recommended conditions in regard to noise, acid sulfate soils and erosion and sediment control.
	Yes

	Waste
	No issues have been raised. A satisfactory Waste Management Plan was submitted with the application. Standard conditions apply.
	Yes

	Water & Sewer
	No issues have been raised. Utilities with sufficient capacity are available to the site. Standard conditions have been recommended.
	Yes


4.3 Community Consultation 

The proposal was notified in accordance with the Central Coast Development Control Plan from 13 January 2023 until 13 February 2023. The notification included the following:
· An advertisement in the local newspaper;
· Notification letters sent to adjoining and adjacent properties;
· Notification on the Council’s website.

No submissions were received as a result of advertising and notification. 

5. KEY ISSUES

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

The site is zoned R1 General Residential, with zone R2 Low Density Residential to the north and east of the site. The nearest receiver is located 20m from the site. The acoustic assessment report indicates the level of noise emissions from the proposal will meet the acoustic requirements in the State Environmental Planning Policy (Transport and Infrastructure) 2021 (SEPP), and the NSW Noise Policy for Industry developed by the NSW EPA, after assessing measured ambient noise levels and the project specific noise criteria. The predicted noise levels from R1, R2, R2a, R3, R4, and R4a receptor locations all fall below the acceptable Leq noise levels and are therefore complaint. The acoustic report, however, does recognise that mechanical plant and equipment may exceed the levels listed in table 5, and therefore recommend that the plant area or equipment be acoustically treated individually, as to not impact the neighbouring properties. Once the selection process for mechanical plant and equipment is finalised, a detailed acoustic assessment is recommended, prior to the issue of a construction certificate. 

Council is satisfied that the applicant’s Environmental Noise Assessment dated 9 August 2022, has been prepared in accordance with the State Environmental Planning Policy (Transport and Infrastructure) 2021 (SEPP), and the NSW Noise Policy for Industry developed by the NSW EPA, and conditions have been recommended requiring compliance with the acoustic report, and the need for a compliance certificate that confirms that the measures in the acoustic report have been correctly applied and installed.


Resolution: The issue has been resolved through recommended conditions of 
consent as outlined in Attachment A.
5.2
Acid sulfate soils

The site has been identified as Class 3 and Class 5 acid sulfate soil (ASS), therefore a preliminary ASS assessment was conducted. The consultant conducted three samples from two boreholes (borehole 1, class 5 ASS, south-western half of site, and borehole 2, class 3 ASS, in the north-eastern half of the site) at three different depths (0.5m, 1.5m, and 2.5m). It was identified that ASS was present at 0.5m in borehole 2 and was not detected at any other depth in either borehole. As the proposed construction and excavation works may entail footings with depths equal or greater than 0.5m, an ASS management plan was prepared. 
Recommendations for a minimisation of disturbance by use of steel screw pile foundations, should be used to lessen or negate the need to dispose of any excavated potential ASS and where possible, utilise avoidance methods. In addition, any excess water shall be returned to an excavation pit where possible, treatment of soil shall be applied where necessary, and any excess potential ASS shall be transported to a licenced waste management facility. 
Council is satisfied that the Preliminary ASS Assessment and ASS Management plans dated August 2022, has been prepared in accordance with the NSW Acid Sulfate Soils Manual (Acid Sulfate Soil Management Advisory Committee, August 1998). Conditions have been recommended in relation to compliance with the ASS Management Plan and erosion and sediment control.


Resolution: The issue has been resolved through recommended conditions of 
consent as outlined in Attachment A.
5.3 Carparking
On site car parking is made available via an existing car park located towards the north-east corner of the site, providing for 19 car parking spaces. This car park is proposed to be reduced by one car parking space by providing two disabled car parking spaces and shared space in between. A separate car park is located along the eastern side boundary of the site and accessed via the main vehicle entry point. The separate parallel car park provides for 13 car parking spaces. 

The proposal also involves the construction of a new 10 space car park that is accessed via Shelly Beach Road, approximately 100m to the west of the main vehicle entry point. 

In total, the site will comprise 41 car parking spaces, generating a net increase in nine car parking spaces from what is existing and therefore a surplus of six car parking spaces over the DCP requirement. The DCP requires one on-site space per staff member, which equates to a total of 35 on-site car parking spaces having regard to the proposed 35 full time equivalent staff members at the school site. 

As part of preparation of the Traffic Impact Assessment report traffic and parking surveys of the surrounding road network were undertaken. As a result of the surveys, it was concluded that at least 37 vacant spaces were available for pick up and drop off within the surrounding streets to accommodate the 14 additional car parking spaces required for the increase in student capacity.
Given the reliance on street parking the applicant was requested to prepare a Traffic/Parking Operational Management Plan that details how car parking operates for the school. An Operational Transport and Access Management Plan (dated March 2023) was provided. It details the following:

· Pedestrian and cycling access - Parents and children walk or ride along the various local streets from their homes or from cars parked on street as part of the drop off and pick up of children. Advice from the school is that a high number of children do walk or ride to school and two staff members frequently cycle. Shelly Beach Road has a footpath along its northern side and on the southern side from the school west to the Central Coast Highway. Surrounding streets have grass verges. There is a manned school crossing during the school pick up and drop off time with a pedestrian refuge to support pedestrian movements at other times. 
Children enter the school via two main gated areas, separate to the carpark. Local streets carry low traffic demands whilst Shelly Beach Road, carrying high traffic demands, benefits from a school zone to reduce driver speed to 40km/h. In the afternoon walkers and cyclists are supervised by staff to exit the school in a safe and appropriate manner and for cyclists to walk their bikes across the crossing. Within the site there are pedestrian pathways connecting the carparks to the school as well as a gated entries to Shelly Beach Road. Parents are asked to collect their children from within the school grounds with kindergarten parents using the more easterly gate and the balance of parents and carers using the larger gates to the west. There are no changes proposed to the movement of pedestrians associated with the proposed expansion of the school external to the site. Internally the new carpark will connect with the existing pedestrian areas within the school via a locked pedestrian gate.
On-site management – Students are generally accompanied by adult carers in approaching or leaving the school. In the afternoon students being picked up wait in two designated areas (Kindergarten and balance of school) until parents/carers enter the school to pick them up. Kindergarten parents approach using the most easterly gate with the balance of the school entering via the more westerly gate. Walkers (unaccompanied students) and cyclists are accompanied by staff when leaving the school grounds to ensure safe movement across the crossing and to Shelly Beach Road east of the school grounds. The children’s crossing is manned by a School Crossing Supervisor.
Staff have access to the gated entry as appropriate. Parents/carers are reminded to use the gates at the front of the school to enter the school grounds and not to walk via the staff carparks.

· Car parking – Carparking is provided within the school grounds for staff as well as before and after school care drop off/pick up (Busy Bees). There is no other provision for parent parking within the school grounds. The after-school care typically sees vehicles coming and going after 4pm, its hours of operation being Monday to Friday 6.30am-9am and 2.30pm – 6pm. Busy Bee parents are able to park within the school grounds for drop off and pick up and were observed to typically be doing this prior to 8am and after 4pm. At this time there are numerous empty parking spaces available within the carpark. Access to the parking is via a two-way driveway on the eastern end of the site. Access to this parking area is restricted to staff only between 8.30am-4.00pm to reduce vehicle conflicts and prevent parents using this area at this time. Out of this time the parking is shared with Busy Bee parents. The new carpark is accessed by staff only in a similar manner to the current arrangement. Pedestrian access between the carparks and the school buildings is available along existing pathways.
There is no formal pick up and drop off areas for the school. Due to parking controls associated with the school pedestrian crossing and bus stop there is no opportunity for a Kiss and Drop along the site frontage. West of these controls any ‘kiss and drop’ facility would be too close to the busy roundabout intersection with the Central Coast Highway with pedestrian fencing installed along the highway to restrict pedestrian movements to the footpath. The vast majority of parents park and walk their children to the school or to the crossing and do the reverse in the afternoon. The school requires parents to walk into the school to pick up children. The extent of parking associated with this is shown in Figure 20 below.
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Figure 20: Local streets in vicinity of school showing extent of current parking in afternoon and opportunities for additional spaces
The peak parking demand occurs between 2.55pm (126 vehicles) and 3.20pm (131 vehicles) with the absolute peak at 3.12pm when 212 vehicles were parked in the surrounding streets. This compares with 65 parked vehicles at 8am and 56 at 2pm and again at 3.30pm. Adequate parking spaces were identified as being available as shown in Figure 2 with even further spare capacity along Bloomfield Street east of Mayfield Street and Phillip Street.

On-site management - Signage advises that the carparks are restricted for staff only between 8.30am-4.00pm. This will include the new carpark. Staff typically arrive well prior 8.30am and leave after 4pm reducing conflicts with the peak demands of the pickup and drop off periods. Students are accompanied by parents when walking into or out of the school requiring parents to park and then walk with their children. Walkers and Cyclists group are accompanied by a staff member out of the school in the afternoon. Parents are reminded through the school communication program (Compass) to be mindful of neighbours when parking in streets near the school. The school has a good relationship with neighbours with no history of complaints.

· Bus services - The school is supported by four bus services, one arrives at 3.18pm, the other three between 3.40-3.45pm. In the order of 100 students regularly use buses as a means of travel to or from school. Children stay within the school grounds and are released as required to the bus zone via the double gates being supervised by staff.
On-site management - Children are supervised by staff at the “silver seat” area and are supervised onto buses in the afternoon. The majority of the buses arrive following the peak of the school pick up period (after 3.30pm)

The report states that from discussion held with school management and observations on site the existing operation of the school parking and student pick up arrangements occur in an efficient manner with the demand for parked cars primarily being of an afternoon between 2.55pm and 3.25pm. Local streets allow sufficient on street parking with most residents parking within individual lots. Parking normalises by 3.30pm. 

The report also confirms that the DCP requirement for an additional 14 drop off spaces can be achieved on street within the general vicinity of the school consistent with the current extent of on-street parking (250 metres) with significant additional parking available within a 400m radius of the school.

In concludes by stating that overall, the reliance on on-street parking for 30 minutes in the afternoon and less in the morning, has a minimal impact on the parking amenity for local residents and is therefore considered acceptable.

No concerns in regard to on-street parking were raised by Council’s Traffic and Transport Engineer.


Resolution: The issue has been resolved through parking surveys that reveal 
sufficient parking within vicinity of the site for parents and recommended conditions of 
consent shall require implementation of the submitted Operational Transport and 
Access Management Plan (Condition 9.5) as outlined in Attachment A.
5.4 Construction Management

The applicant has prepared construction management plans for each proposed stage 
(Stage 1A, 1B and 2). The plans are included as part of the architectural drawings 
and detail the following:

· The new proposed car park at the front of the site (Stage 1A) will be constructed first. This will provide an additional 10 car parking bays for construction and/or staff parking for the following stages.

· Each stage shall be fenced off to ensure that students cannot enter the construction areas.

· Block F (demountable buildings) will not be removed until Stage 1B has been completed. This will ensure that students have sufficient accommodation while Stage 1B is under construction. 
· The construction management plans detail access paths for staff and students around the school during the construction stages to ensure ease of access outside of the fenced off areas. Unimpeded access will also be available to Blocks A, B, C, G and E during the construction of Stage 1B
· Occasional construction vehicle access (for larger deliveries and vehicles) is proposed between the location of the new carpark and The Entrance Road. Council’s Traffic and Transport Engineer has advised that there is no objection to the proposed temporary construction VAC, noting this should again occur outside of the peak traffic periods / congestion, and the entry/exit from the classified state road roundabout is dual lane, which will provide adequate manoeuvrability for large vehicles where this may be difficult to achieve through the standard construction access. A condition has been included for the adoption of the TfNSW recommendation to restrict usage of this VAC to outside peak traffic periods for the school (Condition No. 4.6).
· Construction vehicle access will take place outside of drop off and pick up times of the school.
Resolution: A detailed Construction Management Plan shall be required by the contractor prior to commencement of construction works (Condition No. 4.6).
5.5 Landscaping
As per a request by Council the new proposed car park at the front of the site has been setback to enable landscaping between the car park and the street boundary.
Six new trees are proposed to be planted surrounding the proposed car park, as well as new garden areas. Palisade fencing and a pedestrian gate are also proposed surrounding the car park to provide separation from students. 
In all seven trees are required to be removed to facilitate the development. Replacement planting at the ratio of 3:1 is required to address the loss of two high value Swamp Mahogany (Eucalyptus robusta). Seven trees to be planted adjacent to the new Block D and H address the loss of five trees adjacent to Block G.
Overall, more trees will be planted verses those lost as a result of the proposal and landscaping includes a mix of native and ornamental trees, shrubs and turf cover.
Resolution: the loss of trees is satisfactorily addressed through replacement planting reinforced by recommended conditions (Condition No. 6.2) in Attachment A. 
6 CONCLUSION 

The proposed development involving alterations and additions at the Our Lady of the Rosary Catholic School campus at 1A Shelly Beach Road, Shelly Beach has been assessed in accordance with the requirements of the EP&A Act and the Regulations as outlined in this report. 

The proposed works will result in the development of updated classroom facilities, which will provide for the needs of existing and future students and staff at Our Lady of the Rosary Catholic School. 
Proposed Block H and Block D will provide for new and improved general learning areas and breakout spaces for students to utilise. Some of the existing classroom buildings are also proposed to be refurbished, so as to enhance the teaching and learning spaces within the school site.
The traffic, parking and acoustic impacts generated by the proposed development are considered to be acceptable. The design of the proposed development has carefully considered the existing site conditions, environmental constraints and surrounding context. The development has been adequately setback from site boundaries and will incorporate materials and finishes that will contribute to the character of the site and overall amenity of the surrounding area. The proposal will also cater for the anticipated future growth of Our Lady of the Rosary Catholic School.
Accordingly, the proposal is considered to satisfactorily respond to the opportunities and constraints of the site and the relevant legislation, is unlikely to result in adverse impacts in the locality and is worthy of approval.
7 RECOMMENDATION 

That the Development Application DA/3345/2022 for Alterations and Additions to Existing School at 1A Shelly Beach Road, Shelly Beach 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 (D15749319)
· Attachment B: Table of Compliance – SEPP Resilience & Hazards 2021 (D15762261)
· Attachment C: Architectural Plans (D15678470)
· Attachment D – Proposed Landscape Plan (D15749718)
