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	Development Application Assessment Report

	Officer:  B Pogson
Peer Review: M Crawford
	Date of Assessment:  20/9/24
Date of Peer Review: 24/9/24



	1. Application Details 

	Application No.
	8/2023/502/1

	Property Address
	109-129 Kelso Street SINGLETON 2330

	Lot and DP
	Lot: 4 DP: 1119857

	Parcel No.
	24541

	Description of development
	Staged construction and staged occupation, of a new two-storey	

	Applicant
	Christian Education Ministries Ltd

	Date lodged
	Friday, 03 November 2023

	Owners Consent
	Provided

	Capital Investment Value
	$15,159,142

	Zoning
	PART RU1 Primary Production / PART SP2 Infrastructure



	2. Detailed Description of the Development



Development Application No. 8.2023.502.1 seeks approval for an Educational Establishment.

“The proposed development will comprise the construction of a new two (2) storey school building, delivered in two (2) stages). The building will cater for an increase in student population of approximately 300 students (700 total student population) and will provide additional general learning areas, staff and W/C facilities in the first stage of construction. During the second stage of construction, additional general learning areas would be provided and the final stage of construction will include the construction of additional car parking.

The construction would also upgrade vehicle access arrangements and will require the removal of 20 trees.
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Figure 1: Extract of existing Site Plan, with items for demolition shown in red (source: CEM).
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Figure 2: Extract of staged Site Plan (source: CEM).
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Figure 3: Extract of building perspective of the northern building elevation (Source: CEM).



Demolition and Site Preparation 
The proposed works will involve demolition works to facilitate the new building and car parking, including: 
1. Removal of twenty (20) planted species trees comprising: 
a) 16 with moderate retention values 
b) 4 with very low retention value 
2. Demolition of existing on-site carparking, internal driveway and vehicle access points 
3. Demolition of existing administrative building 
4. Minor cut and fill for site levelling 


Physical Works 
The proposed works include: 
1. Construction of new 2-storey school building (over two stages)
a) Ground floor 
i. Seven (7) General Learning Areas (GLAs) 
ii. One (1) Specialty Room 
iii. Flexible Learning Area 
iv. Student amenities 
v. Reception and administration area comprising 
· Reception 
· Meeting room 
· Kitchenette 
· Amenities 
· Three (3) office spaces 
vi. Circulation space 
vii. Two (2) stairwells to the First Floor 
viii. One (1) stairwell off the rear exit 
ix. Lift shaft for accessible access 

b) First Floor
i. Seven (7) General Learning Areas (GLAs) 
ii. Library 
iii. Flexible Learning Area 
iv. Student amenities 
v. Circulation space 
vi. Two (2) stairwells to Ground Floor 
vii. Lift shaft for accessible access 

2. New courtyard and landscaped area between the existing Hall and the new school building 
3. Construction of a new northern carpark area(over two stages) comprising: 
a) 108 car parking spaces (inclusive of 2 x accessible spaces) 
b) Kiss and dop area 
c) Bus stop 
d) Pedestrian crossing and footpath 
4. New southern car parking area comprising 
a) Relocation of vehicle access 
b) 25 carpark spaces 
c) Installation of a 1.8 metre acoustic fence 

Staging 
The construction and occupation of the proposed development is intended to be undertaken over three (3) stages and will reflect the progressive increase in student enrolments. 

Stage 1 
comprises the construction of the northern section of the school building, including seven (7) GLAs, library, administration and reception area, circulation space, staircase, and lift access, as well as amenities. Stage 1 will also include first phase of construction for northern carpark area (accessed via Kelso Street) and the construction of the southern carpark area (accessed via Waddells Lane) 

Stage 2
will comprise the construction of the southern section of the school building with seven (7) GLAs, Specialty Room, circulation space and rear exit. 

Stage 3 	
will comprise the construction of the second phase of the northern carpark area 
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Figure 4: Extract of building elevation (Source: CEM).
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Figure 5: Extract of building elevation (Source: CEM).
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Figure 6: Extract of 3D rendered imagery (Source: CEM).

Applicant Statement Of Environnmental Effects (AD23/56872)
Applicant follow documentation responding to RFIs  (AD24/61172)


	3. Site Constraints  



The subject site is affected by the following constraint(s):

· Flooding, Opposite a Heritage item

These constraints are not considered to cause the site to be unsuitable for the proposed development.  Appropriate conditions of consent are recommended to mitigate the potential impacts in relation to flooding, heritage and have been addressed in this report


	4. Site History



The subject site has historically been used for an Education Establishment  

The following applications have been lodged over the subject land: 
· 8.2012.431.1 – Advertisin sign
· 8.2009.334.1 – Awning
· 8.2007.28.1 & 2 - Alterations/Additons to Existing School

The site has been used as an Eduscational Establishment since the late 1980s
	5. 88B Instrument and Deposited Plan   



There are no matters identified on the 88B instrument or deposited plan that would impact upon the proposed development.

	6. Site Inspection 



A site inspection was not undertaken.
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Figure 7 – Aerial imagery

	7. Environmental Planning and Assessment Act 1979



	Classification of development
	Yes 
	No

	Is the development proposal Local Development?
	☒
	☐

	Is notification necessary?
	☒
	☐

	Have all adjoining and affected owners been notified (two week period)?
	☒
	☐

	Is the development proposal Advertised Development?
	☐
	☒

	Have adjoining and affected properties been notified?
	☐
	☒

	Has an advertisement been placed in local newspaper?
	☐
	☒

	Is the development proposal Nominated Integrated Development or captured under Threatened Species Act? 
	☐
	☒

	Has the development been advertised for 30 days
	☐
	☐

	Is the development proposal of Regional Significance? 
	☒
	☐

	Is the development proposal State Significant Development?
	☐
	☒



State Environmental Planning Policy (Planning Systems) 2021 (PS SEPP) 
Part 2.4 Regional significant development and Schedule 6 identifies the proposed development as being considered regionally significant due to a community facility exceeding $5 million in Capital Investment Value.

The determining authoritiy is the Hunter and Central Coast Regional Planning Panel.

The Panel members have conducted individual site inspections and conducted a preliminary briefing on 31/01/2024.

The panel made the following comments:
. [image: ]


The applicant responded to Councils comments (AD24/61172)
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The application was re-referred to the Development Engineer and Traffic Engineer for Comment and found satisfactory. (AD23/59633, AD23/59632, 24/64236)

	Designated Development
	Yes 
	No 

	Is the development proposal Designated Development?
	☐
	☒

	Is the proposal for alterations or additions to development (whether existing or approved) that fits the definition of designated development?
	☐
	☒

	If yes above, will the alterations or additions significantly increase the environmental impacts of the total development (that is the development together with the additions or alterations) compared with the existing or approved development?
	☐
	☒

	Has an Environmental Impact Statement been submitted?
	☐
	☒

	Has the application been notified for a period of 30 days?
	☐
	☒

	Have adjoining and affected properties been notified?
	☐
	☒

	Has a notice been displayed on site?
	☐
	☒

	Have copies of plans been placed at Council, Department and Consent Authorities Office (i.e. if JRPP). 
	☐
	☒

	Has an advertisement been placed in local newspaper on at least two occasions?
	☐
	☒



	Integrated Development 



In accordance with Section 4.46 of the Environmental Planning and Assessment Act, 1979 the proposed development does not require approval from any external agency.   

	[bookmark: _Hlk138760451]Internal Referral Assessment




Engineering Referral Response (AD23/59632)

The application is considered to be satisfactory in relation to engineering matters subject to conditions being imposed on the notice of determination.  


Ecology Referral Response (AD23/59637)

The application is considered to be satisfactory in relation to Ecology matters subject to conditions being imposed on the notice of determination.  


Building Referral Response (AD23/59630)

The application is considered to be satisfactory in relation to Building matters subject to conditions being imposed on the notice of determination.  


Environmental Compliance Referral Response (AD23/59631)

The application is considered to be satisfactory in relation to Environmental Compliance matters subject to conditions being imposed on the notice of determination.  

Traffic Referral Response (AD23/59633)

The application is considered to be satisfactory in relation to Traffic matters subject to conditions being imposed on the notice of determination.  


Water and Sewer Referral Response (AD23/59668)

The application is considered to be satisfactory in relation to Water and Sewer matters subject to conditions being imposed on the notice of determination.  


Liquid Trade Waste Referral Response (AD23/59669)

The application is considered to be satisfactory in relation to Liquid Trade Waste matters subject to conditions being imposed on the notice of determination.  


Heritage Referral Response (23/74685)

The application is considered to be satisfactory in relation to Heritage matters subject to conditions being imposed on the notice of determination.  



	External Referral Assessment



Development Application referred to Transport for NSW (TfNSW) on 08 November 2023 for comment in accordance with Section 3.58 of the State Environmental Planning Policy (Transport and Infrastructure) 2021. See RFI 24/64222.

All items identified by TforNSW have been addressed and the applicant has responded to the RFI’s relating to the issues raised. (AD24/61172)

Traffic assessment has been updated and a School Travel Plan has been created and supported by Councils Traffic Engineers.



	Other



Having regard for Section 1.7 of the Environmental Planning and Assessment Act 1979, and subject to the provisions of Part 7 of the Biodiversity Conservation Act 2016 consideration must be given to whether development or activity that is “likely to significantly affect threatened species” as defined by section 7.2 of the Biodiversity Conservation Act 2016.

Additionally, subject to the Part 7A of the Fisheries Management Act 1994 consideration must be given to the provisions of Division 12, in particular section 221ZV as to whether the proposal is likely to significantly affect threatened species, population or ecological community. 

The application does not propose to removal of any native vegetation and is will not have any impact upon the life cycle of the any species at risk of extinction or threatened/endangered species or their habitat.  The proposed development is not considered to be a threatening process. 

	Section 4.14 – Bushfire Prone Land
	Applicable
	

	
	Y
	☐
	N
	☒
	



	8. Planning Assessment



In determining a Development Application, the consent authority is to take into consideration the following matters as detailed in Section 4.15(1) of the Environmental Planning and Assessment Act, 1979 as follows:

	(a)(i)	the provisions of any environmental planning instrument (EPI)



	
State Environmental Planning Policies



State Environmental Planning Policy (Resilience and Hazards) 2021 
The aim of the policy is to promote the remediation of contaminated land for the purpose of reducing the risk of harm to human health or any other aspect of the environment. Clause 4.6 of State Environmental Planning Policy is relevant to the assessment of this Development Application. 

Clause 4.6 requires that consent not be granted until Council has considered whether the land is contaminated. If the land is contaminated, the Council needs to be 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 subject site has historically been used for an Education Establishment. As there is no historical evidence of the site being previously used for a purpose which would result in the land being contaminated, further testing of the site in respect of contamination is not warranted in this instance.   

State Environmental Planning Policy (Transport and Infrastructure) 2021

Under Clause 3.58, the application was referred to TforNSW. The items raised were considered and addressed. The applicant provided an updated traffic assessment and School Traffic Plan, which has been assessed and satisfied Councils Traffic Engineers.

Clause 3.36 (3) permits the school provided it is within the boundaries of an existing or approved school. This development is, therefore is permitted with consent.

State Environmental Planning Policy (Sustainable Buildings) 2022

The proposed development is not subject to this policy as the development wholly within RU1 zoned Clause 3.1 (2)(b)(i).

State Environmental Planning Policy (Planning Systems) 2021 (PS SEPP) 
Part 2.4 Regional significant development and Schedule 6 identifies the proposed development as being considered regionally significant due to a community facility exceeding $5 million in Capital Investment Value.


	Singleton Local Environmental Plan 2013


The Singleton Local Environmental Plan 2013 (SLEP 2013) applies in this instance.
Zoning
The subject site is zoned PART RU1 Primary Production / PART SP2 Infrastructure under the provisions of SLEP 2013.  The proposed development consists of an Educational Establishment and is not permissible with consent in the PART RU1 Primary Production

State Environmental Planning Policy (Transport and Infrastructure) 2021

Clause 3.36 (3) permits the school provided it is within the boundaries of an existing or approved school. This development is, therefore is permitted with consent.

Clause 3.6 states that any inconsistencies in an environmental Planning Instrument, that the State Environmental Planning Policy (Transport and Infrastructure) 2021 prevails. Therefore the proposed development is permissable.

	Part 1 Preliminary



Clause 1.9A Suspension of covenants 

In accordance with the provision of this clause, any agreement, covenant or other similar instrument that restricts the carrying out of that development does not apply to the extent necessary to serve that purpose.  The requirements of this clause do not apply in the following circumstances: 

a) to a covenant imposed by the Council or that the Council requires to be imposed, or
b) to any prescribed instrument within the meaning of section 183A of the Crown Lands Act 1989, or
c) to any conservation agreement within the meaning of the National Parks and Wildlife Act 1974, or
d) to any Trust agreement within the meaning of the Nature Conservation Trust Act 2001, or
e) to any property vegetation plan within the meaning of the Native Vegetation Act 2003, or
f) to any biobanking agreement within the meaning of Part 7A of the Threatened Species Conservation Act 1995, or
g) to any planning agreement within the meaning of Division 6 of Part 4 of the Act.
 
Further, this clause does not affect the interests of a public authority.  The application proposes to vary the following restrictions against the title of the land: 


	Part 2 Permitted or prohibited development




Clause 2.7 Demolition requires consent

The application seeks consent to demolish the existing structure on the site in order to facilitate the proposed development.  Demolition shall be undertaken in accordance with the relevant Australian Standards.  

	Part 5 Miscellaneous provisions



Clause 5.10 Heritage Conservation

The subject land is identified on the Heritage Map as containing the heritage item known as I118 “Ardersier”, 48 Maitland Rd, I120 – “Bebeah”, New England Highway, and I129 – Townhead Estate, 5 Townhead Crescent.

A Heritage Impact Statement has been prepared and referred to Councils Heritage Officer. 

Council’s Consultant Heritage Advisor has reviewed the proposed development and does not raise any objection subject to conditions being imposed on the notice of determination.  Accordingly, the proposed development is consistent with the requirements of clause 5.10.  

Clause 5.21 Flood Planning

Clause 5.21 seeks to ensure that approved development is compatible with the flood characteristics of the site in order to minimise risk to life and property.  The subject land is identified by Council’s records as being subject to flood inundation.  

Councils Development Engineer has review the proposed development and advises it is compatible with the flood hazard of the land, minimises risk to life, will not result in erosion issues and will not result in any unsustainable social or economic costs on the community as a consequence of flooding.  




	Part 7 Additional local provisions 



Clause 7.1 Earthworks

Clause 7.1 seeks to ensure that any earthworks do not result in an adverse impact on the environment, neighbouring properties or heritage items.  Earthworks proposed are considered to be minor/reasonable and will not result in any detrimental impact upon the surrounding environment, quality of material to be removed or brought to the site, amenity of adjoining neighbours, the drinking water catchment, environmentally sensitive areas or relics.   

Clause 7.10 Essential Services 

Suitable arrangements have been made for the site to be connect for water supply, electricity, sewage disposal, stormwater drainage and vehicular access to be connected to the site.    

	(a)(ii)	the provisions of any proposed environmental planning instrument (EPI)



There are no draft EPI’s applicable to the subject site or proposed development. 

	(a)(iii)	any development control plan



The Singleton Development Control Plan (DCP) 2014 applies to the land with the following chapters of particular relevance to the proposal: 

	Part 1: Preliminary   



	Chapter 1.13 Alternative solutions    



This section of the DCP provides for flexibility in the application of standards prescribed by the DCP in order to achieve better outcomes.  Any variation to the requirements of this plan are required to demonstrate that: 
· Compliance is unreasonable or unnecessary, 
· The application can be justified on planning merit, and/or 
· The proposed development meets the objectives of the standard.  

The application proposes to vary chapter:
· 2.11 – Setbacks


In support of the variation, the applicant has submitted a written request in accordance with this section.  A discussion of the proposed variation is provided within the relevant section below.  Where the assessment provides that the development is satisfactory, it is considered that the variation is not unreasonable and will not cause any hardship.  

	Chapter 1.14 Minimum information for development applications    



Suitable information has been submitted with the application in accordance with Schedule 1 of the Environmental Planning and Assessment Regulation, 2000 and Schedule 5 of the DCP. 

	Part 2: Principal Design  




	Chapter 2.4 Stormwater drainage system  



The objectives of this section aim to ensure that stormwater can be disposed in a suitable manner without casing nuisance to adjoining properties or over load the existing stormwater system.  Suitable measures have been proposed to control stormwater leaving the site in accordance with the provisions in accordance with Council Engineering Design Specifications.  Stormwater quality meets the requirements of the DCP.  

The application is consistent with the provisions of section 2.4.


	Chapter 2.9 Maximum building height



The objective of this clause is to ensure building heights are appropriate having regard to the character of the area, whilst minimising potential impacts associated with building height.

The subject land is identified on the map as having a building height of 11m.  Development proposed by this application proposes a height of 9.8m, consistent with the requirement of the DCP.  The proposed development is consistent with the character of the area, is sympathetic to the aesthetics of the locality, will not result in an overlooking or overshadowing of adjoining properties and will not impact upon any heritage values.     

The application is consistent with the provisions of section 2.9.  
 
	Chapter 2.10 Building line for land in certain rural, residential, business and industrial zones



The objectives of this section are maintain a consistent streetscape, encourage landscaping within the front setback and minimise road noise by requiring suitable setbacks. 

The subject land is zone RU1, as such the provisions of this section apply.   

In accordance with the DCP, the following building line setback is required: 
· 40m for land zoned RU4. 

All walls with a height of 10m or greater are setback at least 3m behind the building line.  

The application is consistent with the provisions of section 2.10.  

	Chapter 2.11 Side and rear setbacks for buildings in certain rural and environmental living zones



The objectives of this section aim to maintain privacy and amenity and minimise land use conflict.  

The subject land is zone RU1, as such the provisions of this section apply. 

In accordance with the DCP, a minimum side and rear setback of 10m is required.  

As a result of the Phase 2 built form, the proposal would include a minor encroachment into 10 metre rear setback distance. The encroachment would be caused by the landing and stair of the building’s rear ground floor entry.

However, as the rear of the site backs directly onto Waddells Lane and would not affect the amenity of adjoining occupiers, the proposal would be consistent with the objectives of the control despite the numerical non compliance as:
· Privacy of adjoining neighbours would not be affected
· The siting of the building still maintains an appropriate degree of separation from the property boundary

In this instance, the proposed variation to Council’s requirement(s) is considered reasonable.

	Chapter 2.16 Environmental outcomes 



The objectives of this section aim to avoid impact, maintain biodiversity, minimise land degradation and encourage environmentally responsible design.  

The proposed development is suitably located and designed so as to avoid impacts on biodiversity, prevent land degradation and salinity, maintain water quality and minimise clearing.  

The application is consistent with the provisions of section 2.16.  


	Chapter 2.18 Landscaping 



The objectives of this section aim to ensure high quality landscaping, improve the appearance of development, ensure landscaping is safe and appropriate and ensure good urban design outcomes.  

Development proposed by this application involves construction of a car park and erection of a building visible from a public road, as such the provisions of this section apply. 

Landscaping proposed as part of this application is satisfactory; enhancing the streetscape appearance of the development, is an appropriate scale, is appropriate to the development type, is consistent with landscaping in the area and will not cause harm, increase the bush fire risk or restrict sight lines. 

The application is consistent with the provisions of section 2.18.  


	Chapter 2.19 Heritage conservation 



The objectives of this section aim to conserve environmental heritage, prevent deterioration of items and minimise the impact of development heritage significant/conservation areas.  

As the development is located within the vicinity of a heritage item, the provisions of this section apply.  

The application was referred to Council’s Consultant Heritage Advisor who has confirmed the development will not unreasonably impact upon the heritage significance of the item or conservation area.  A statement of heritage impact was not submitted as part of the application.  The heritage impact assessment is considered by Council’s Consultant Heritage Advisor to be satisfactory.  

	Chapter 2.21 Earthworks and retaining  



The objectives of this section are to avoid excessive cut/fill and to encourage design to suit topography. 

Cut/fill proposed as part of this application will not impact upon the structural integrity of any adjoining buildings.  

The application is consistent with the provisions of section 2.21.


	Chapter 2.23 Building appearance   



The objectives of this section are to ensure good urban design outcomes, protect the visual amenity of the streetscape, encourage design to build to the site and ensuring development does not detract from the visual amenity of the area.  

Development proposed by this application does not detract from the visual amenity of the streetscape, is of a suitable bulk and scale and the building has been integrated into the site having regard to the topography and site features.  Blank walls are avoided through the use of windows and/or material variation and appropriate articulation of the wall surface.  Building materials and colours are compatible with the character of the area and where relevant reflect heritage values.  

The application is consistent with the provisions of section 2.23. 


	Chapter 2.25 Accessible design   



The objective of this section is to ensure suitable arrangements are made for people with a disability.  

As the proposed development is accessible to the public, the provisions of this section apply.  

The application was referred to Council’s Building Surveyor for comment, who has confirmed that development is satisfactory having regard to the requirements of the Disability Discrimination Act, 1992 and the Disability (Access to Premises – Building) Standards 2010.  

The application is consistent with the provisions of section 2.25.


	Chapter 2.26 Driveway access  



The objective of this section is to ensure driveways are suitably located and have an appropriate surface treatment.  

Council’s Development Engineer has reviewed the application, confirming the proposed driveway is consistent with the requirement of this section.  


	Chapter 2.27 Minimum number of car parking spaces  



The plans submitted show a total amount of 130 car parking spaces. It is a shortfall of 13 spaces based on the requirements of the DCP, however the childcare Centre and the school are on the same premises sharing the parking area. Given the fact that the majority of the drop-off and pick-up times of the school and childcare will be at different times, the number of spaces provided is satisfactory   

Council’s Development Engineer has reviewed the application, confirming the proposed driveway is consistent with the requirement of this section.  


	Chapter 2.28 Design of car parking areas, loading docks and vehicle manoeuvring areas



The objectives of this section are to ensuring car parking areas, loading docks and manoeuvring areas are suitably designed and to minimise the visual impact of hard stand areas.  

The application was referred to Council’s Development Engineer for comment.  No concerns/issues have been raised.  It is considered that the car parking area, loading dock and manoeuvring areas comply with the requirements of the DCP and relevant Australian Standards.

The application is consistent with the provisions of section 2.28.     

	Chapter 2.29 Waste storage and collection areas



This section aims to ensure that suitable waste storage and collection areas are provided on site in convenient locations, reduce illegal dumping maintain hygiene standards and reduce potential impacts on amenity associated with the collection and storage of waste. 

Appropriate provisions have been made for the storage and collection of waste in accordance with the DCP.  The collection/storage area if suitably located, is sheltered from the weather, is able to be cleaned and is located in an area which is not visible from the street.  

The application is consistent with the provisions of section 2.29.  


	Chapter 2.34 Views and visual impact



The objectives of this section aim to achieve good urban design outcomes, minimise impact on the local amenity and ensure development is appropriate having regard to development in the local area.  

Development proposed by this application will not have any significant impact on the visual quality of the locality, landscape or streetscape.  Having regard to the matter listed in section 5, the application meets the requirements of section 2.34.  

	Part 4: Miscellaneous provisions    



	Chapter 4.1 Operational details 



The objective of this section is to ensure than land uses are suitably managed. 

Operational details associated with the development include the following: 

[image: ]

An Operational Plan of Management was submitted with the Development Application and is satisfactory, having regard the provisions within section 4.1.  
	Chapter 4.3 Site planning 



The objectives of this section are to ensure that development is sited having regard to the characteristics of the land, adjoining development, site constraints and infrastructure.  

The subject land is considered suitable to accommodate the proposed development.  Development proposed by this application has been suitably sited having regard to constraints over the land, topography, potential impacts on adjoining development, bulk, scale, pedestrian networks, streetscape and skyline. 

The application is consistent with the provisions of section 4.3.  


	(a)(iiia) - any planning agreement that has been entered into under section 7.4, or any draft planning agreement that a developer has offered to enter into under section 7.4 



There is no draft planning agreement/planning agreement that a developer has offered or enter into under section 7.4 of the Act that relates to the subject land or proposed development.  


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



Part 11 of the (Environmental Planning and Assessment (Development Certification and Fire Safety) Regulation 2021 applies to the proposal. 
The proposal fulfils the fire safety and structural adequacy requirements of the regulations and is therefore considered appropriate. In accordance with the requirements of the regulation, a condition of consent is included requiring the submission of annual fire safety statement from the applicant.

	(b) the likely impacts of the development



The proposed development is not expected to result in any significant impacts on the natural and built environment, or detrimental social or economic impacts in the locality.  There are no additional impacts anticipated outside of those already addressed elsewhere in this report.  The proposal is consistent with the established development pattern in the area. 

	(c) the suitability of the site for the development



The site is considered suitable for the type, scale and nature development and is not overly constrained.  The development can be integrated into the locality without any significant adverse impacts. The site is therefore considered suitable for the proposed development.   

	(d) any submissions made in accordance with this Act or the regulations



Public Submissions

The development application and accompanying information were placed on public exhibition for a period of 14 days from 13/11/2023 to 27/11/2023. As a result of the notification process a total of 0 submissions were received.  


	(e) the public interest



The proposed development is in the public interest.

	Section 4.17 Considerations



Having regard to the matters for consideration detailed in Section 4.15 of the Environmental Planning and Assessment Act 1979, there are no additional matters which require further consideration. 


	Section 7.11 - Contributions

	Are contributions required for the provision, extension or augmentation of public amenities and public services?
	Yes 
	No

	Are Section 7.11 Contributions payable on the proposed development?
	☐
	☒

	Is a VPA relevant?
	☐
	☒




	Section 4.65 – Existing Use Rights



The proposed development is not prohibited under the SLEP 2013. 

	9. Council Policies / Council Resolutions 




There are no Council Policies and/or Council resolutions relevant to the assessment of the application. 

	10. Development Assessment Guidelines



There are no guidelines published by the NSW Planning and Environment that are relevant to the proposed development. 

	11. Land & Environment Court Planning Principles




There are no planning principles required to be considered in the assessment of the development application.  

	12. Recommendation


An assessment of the application has been carried out in accordance with Section 4.15(1) of the Environmental Planning and Assessment Act 1979. The proposed development is considered satisfactory in terms of the matters for consideration under the Act.  Accordingly, the development application is approved subject to conditions of consent.

	13. Delegations



[bookmark: OLE_LINK2]This application has been approved under delegated authority as no objections have been received and the proposal complies with Council’s standards.  The undersigned has delegations to determine the application.  

Officer: B Pogson

Position: Senior Development Planner

Date:   20/09/2024
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PANEL COMMENTS:

 The Panel expect a wholistic assessment and consideration of all operations on the site to understand
the integration of the various uses and how staff numbers have been calculated (actual numbers on
the site at various times) so that the extent of impacts can be properly assessed including for any
interim or staged mitigation measures proposed.

Clarification of the childcare/pre-school component is required due to inconsistencies in
documentation which will have a bearing on staffing, hours of operation etc.

«  Flooding is a key assessment issue and the Panel want clarity on warning times, evacuation plans etc.
“This documentation needs to be lodged and assessed with the DA and updated to reflect the proposed
increase in student numbers.

 The Panel want clarity on the status of the Singleton bypass including, timing, funding commitments
and approval status.

 There needs to be a factual assessment of the traffic impacts with and without the bypass including
drop off and pick up, any reliance on on-street parking (if any) and how any proposed interim measures
may impact the local street network.

Adetailed landscape plan is required. The Panel notes that removal of trees is proposed and will want
to understand the extent of this and in particular why trees on the boundaries of the site are proposed
for removal. The landscaping plans needs to include details of any proposed fencing.

 The Panel want clear plans and cross sections showing existing and proposed RLs, details of any
retaining walls and earthworks particularly in relation to the proposed car park.

«  Details of waste management arrangements on-site and off-site collection need to be documented and
assessed.

 The Panel note the need for possible renotification of the DA depending on any interim traffic
management arrangements that may be proposed.
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Applicant Comments

A Draft Operational Management Plan (OMP) has been prepared by CEM.
The OPM includes details of the staffing numbers for the existing early learning
centre (ELC), the TAFE NSW Connected Learning Centre (CLC), and ACC
Singleton as well as the proposed out of school hours (OOSH) facility.

The OMP provides curent number of staff for the school, CLC and ELC and
includes the predicted staffing levels required to support the OOSH facilty.
Interim measures to manage fraffic impacts, prior to opening of the Singleton
Bypass are provided in the School's fravel plan.

Clarification of the
childcare/preschool
component is required due fo
inconsistencies in
documentation which will have
a bearing on staffing, hours of
operation efc.

The OMP has been prepared to clarify the operational parameters of the
existing ELC and in conjunction with the revised transport impact assessment
and school’s travel plan has addressed the inconsistencies within the
submitted documentation.

Flooding is a key assessment
issue, and the Panel wants
clarity on warning times,
evacuation plans efc. this
documentation needs fo be
lodged and assessed with the
DA and updated to reflect the

A Flood Emergency Response Plan (FERP) has been prepared by Martens.
The FERP has been prepared in consideration of the submitted flood studies
prepared by BMT and provides appropriate flood warning procedures that
when implemented will reduce flood risk at the existing campus.

The FERP summarises local flood characteristics and provides recommended
controls fo improve safetyin a flood event. The FERP identifies after WaterNSW
sends a *Major Flood’ warning, the site would have in excess of 6 hours’ notice
to evacuate the campus.





image10.png
Applicant Comments

On 27 March 2024 EPM projects issued on enquity 1o Transport for NSW
(1INSW) regarcing the stafus of ne Singlefon Bypass. On 21 May TINSW
‘confited fhe Bypass is expected fo open in late 2026 with the folowing
response:

e project i ful funded with fhe Australian Govemment investing
$550 milion and the NSW Govemment $140 milion fo buid fhe
bypass

« Transport for NSW awarded a design and construct contract 1o
ACCIONA Construction Ausiaiia Py Lidin November 202310 deiver
the New England Highway - Singlefon Bypass.

+ ACCIONA & now canying out eary work acfiviies fo inform fhe
detailed design for the project and fo finaise fhe consiuction
schedule. These activites curently include geotechnical and utity
investigations. and site surveys fo obiain more defailed information
aboutthe project afignment.

* Transport for NSW s complefing ifs enabling work for utilty
refocations concurenty with ACCIONA's sarly work activtes.

e design and an addendum fo fhe Review of Envionmental
Factors (REF) wil be avalabie fo view via the project web porfal in
the second haf of the year. Transport for NSW can provide an
update on the project once the design i finafsed and start of major
work s confimed.

e bypass s expected fo open fo fraffic in late 2026, weather
pemiting.

There needs fo be a factual
assessment of the fraffic
impacts with and without the
bypass including afop off and
pick up, any refiance on on-
sireet parking (i any) and how
‘any proposed inferim measures
#hat may impact the local
sireet nefwork.

‘A School Transport Plan (STF) and revised Transport Impact Assessment (TA]
have been prepared by SCT Consuling.
The STF provides pofices and procedure for the inferim scenario between
development consent and fhe opering of the Singiefon Bypass i 2026. The
STP coniirms that duing iris period, with the use of staggered bell fimes and
e operafion of the school's OOSH, ACC singlefon could accommodate an
‘adifional 113 students before any adkifional car fibs would be generated
nthe surounding nefwork.
The TIA has been amended n response fo the above and recommends fnat
the proposed development include a condifion of consent nat:
« Require the STP fo be implemented os an inferm measure 1o
manage fraffic impacts, pror 1o fhe opering of the Singleton
Bypass in 2026
* Uniil tne Singlefon Bypass is opened, fimit the school's student
population 1o 491 students

‘A defailed landscape plan s
required. The Panel nofes fhat
removal of frees s proposed.
‘and wil want fo understand
the extent of thisand in
parficuiar why frees on the.
boundaries of the site are
proposed for remova. The.
landscaping plans need fo.
include defais of he proposed
fencing.

Defoled Landscape Plans have been prepared by Site Image Landscape,
Architects. The landscape pians retain three (3) addifional frees (inat were
orginally proposed for removal) and include addifional free planfing aiong
the norihem and southem boundary as well as within the campus. The
revised landscape plan wil remove afofal of 20 frees and wil provide afofal
of 12 replacement fress.

The panel wants clear plans.
‘and cross sections showing.
‘exising and proposed RL.
detais of any refaining wals
and eanthworks parficulary in

Updated CivilEngineeting Plans have been provided and nciude addfional
cross secfions showing exsting and proposed RLs. The updated civi set
ideniifies that fhe baftering and cut and il across the dte won't requre
‘addifionai siructural refaining wals.
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Council Comment

relation to the proposed
carpark.

Details of waste management
arrangements on-site and off-
site collection need fo be
documented and assessed.

The Waste Management Plan prepared by Australian Christian Colleges has
been updated accordingly. The Waste Management Plan identifies that
wase collection at the campus occurs infrequently and is managed on an
‘as needs basis'. Collection occurs from the existing waste collection point
located within the school campus, adjacent fo the southern boundary at
Waddells Lane

The Panel note the need for
possible renotification of the
DA depending on any interim
traffic management
arrangements that may be
proposed.

The amended proposal will not result in a material change fo the
development's impacts fo the natural and built environment or a material
change to the social and economic impacts in the locality. Accordingly, the
proposal is not considered to require renofification.
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