	



	[image: image1.jpg]~ Planning
NSW Panels




	[image: image2.png]Centra\
Coast





	COUNCIL ASSESSMENT REPORT
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Designated Development Application (clause 8(1), Schedule 3 of Environmental Planning and Assessment Regulation 2021)

	REGIONALLY SIGNIFICANT CRITERIA
	Clause 5(a), Schedule 6 of State Environmental Planning Policy (Planning Systems) 2021: private infrastructure for the purposes of waste or resource management facility over $5 million

	CIV
	$7,500,000 (excluding GST) 
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SEPP (Transport and Infrastructure) 2021
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Central Coast Development Control Plan 2002
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	Three
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Attachment 1: Draft recommended conditions of consent
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Attachment 3: Architectural Plans

Attachment 4: Environmental Impact Statement

Attachment 5: NSW EPA General Terms of Approval

	SPECIAL INFRASTRUCTURE CONTRIBUTIONS (S7.24)
	N/A

	RECOMMENDATION
	Approval

	DRAFT CONDITIONS TO APPLICANT
	Yes

	SCHEDULED MEETING DATE
	5 November 2024

	PLAN VERSION
	28/10/2024 Version C 

	PREPARED BY
	Jenny Tattam – Senior Development Planner

	DATE OF REPORT
	28 October 2024


EXECUTIVE SUMMARY 
Council is in receipt of Development Application No. DA/2268/2023 which seeks consent for the construction and operation of a new asphalt plant. The asphalt plant will have the capacity to produce approximately 200 tonnes of asphalt per hour – approximately 200,000 tonnes of new asphalt material per annum.

The subject site is known as 133 Somersby Falls Road, Somersby (‘the site’). It is located just north of the Somersby Industrial Park within an area that is characterised by a mix of industrial and rural developments. The site is currently vacant and has an approximate area of 1ha.

The proposed development is classified as both designated and integrated development under Part 4 of the Environmental Planning and Assessment Act 1979. Accordingly, the NSW Department of Planning & Environment has issued Secretary’s Environmental Assessment Requirements (SEARs) for the development proposal and the application was also referred to the Environment Protection Authority (EPA) as a ‘scheduled activity’.

The site is zoned E4 General Industrial and RU1 Primary Production. The proposal is permissible within the E4 General Industrial zone under the Central Coast Local Environmental Plan 2022 (the LEP). The proposal is utilising the criteria of Clause 5.3 of the LEP (development near zone boundaries) to enable landscaping associated with the asphalt plant in the RU1 zoned portion of the site.

The SEARS issued by the Department of Planning and Environment identified the following matters that need to be addressed in the Environmental Impact Statement (EIS) prepared in support of the development:

· Strategic and statutory context

· Suitability of the site

· Waste management

· Air quality

· Noise and vibration

· Hazards and risk

· Soil and water

· Traffic and transport

· Biodiversity

· Visual

· Heritage

Having undertaken an assessment of the application and consideration of the submissions received in response to the notification of the application, in addition to the requirements imposed under the general terms of approval issued by the EPA, it is considered the prepared EIS, supporting documentation and additional information received during the assessment of the application, has adequately addressed the potential noise, air quality, odour, visual, traffic impacts and risks associated with the development. 

Operation of the facility for 24 hours a day, 7 days a week was originally sought on the basis that a sensitive receptor (R1 – 126 Somersby Falls Road) would be rezoned from RU1 Primary Production to E4 General Industrial. However, in response to concerns raised by the EPA and Council, the proposal has since been amended to have operating hours of 7am to 6pm Monday to Friday only.

The Air Technical Advisory Services and Noise Assessment Units of the EPA have undertaken a review and General Terms of Approval have been issued for the development. Air quality, odour and noise control measures will be installed within the facility to control and minimise amenity impacts for the locality.

Internal Council referrals were also undertaken, with comments and recommended conditions provided as part of the assessment. 

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

· Section 4.14 of Environmental Planning and Assessment Act 1979 development on bush fire prone land;

· 4.6 of State Environmental Planning Policy (SEPP) (Resilience and Hazards) 2021 for consideration of whether the land is contaminated;

· Section 2.48 of the Transport and Infrastructure SEPP in relation to development within 5m of an exposed overhead electricity power line; and 

· Section 2.22 of the Transport and Infrastructure SEPP in relation to traffic-generating development.

The application was placed on public exhibition from 9 February 2024 to 12 March 2024 and 15 March 2024 to 18 April 2024, with three submissions being received. The issues are considered further in this report. 

The application is referred to the Hunter and Central Coast Regional Planning Panel (the Panel) as the development is ‘regionally significant development’, pursuant to section 2.19 and Clause 5(a) of Schedule 6 of State Environmental Planning Policy (Planning Systems) 2021 as the proposal is private infrastructure for the purposes of a waste or resource management facility over $5 million. 

The key issues associated with the proposal included:

1. Potential noise and vibration impacts – a Noise and Vibration Assessment was provided and has demonstrated that the proposal achieves day-time compliance with recommended controls in place including building treatments and acoustic walls.

2. Potential air quality impacts – an Air Quality Impact Assessment was provided and has demonstrated that the proposal is compliant for all air quality contaminants of concern at all receivers.

Following a thorough assessment of the matters for consideration under section 4.15 of the Environmental Planning and Assessment Act 1979 (EP&A Act), the relevant planning controls, issues raised in referrals and the key issues identified in this report, it is considered that the application can be supported. 

Pursuant to Section 4.16(1)(a) of the EP&A Act, DA/2268/2023 is recommended for approval subject to conditions contained at Attachment A of this report.  
1. THE SITE AND LOCALITY

1.1 The Site 

The site is commonly known as 133 Somersby Falls Road, Somersby and it is legally described as Lot 3 in DP129653.

The site is located on the western side of Somersby Falls Road. It has an irregular shape and an area of approximately 9730m². Vehicle access to the site is provided from Somersby Falls Road to the east. 

The site is undeveloped and covered in grass. The site falls approximately 9m from the north-west corner at the rear towards the south-east corner at the front of the site. The site does not contain any waterbodies.

The site is zoned E4 General Industrial and RU1 Primary Production. The land adjoining the north and south is zoned E4. Land to the east and west is zoned RU1 Primary Production and these lots include dwelling houses. The adjacent receptors are industrial, rural, and environmental.

The site is identified as bushfire prone land on Council’s maps. It is not identified as flood affected. The site is not within either a mine subsidence district or drinking water catchment.
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Figure 1: Aerial photo of the site and surrounds
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Figure 2: View of the front of the site 

[image: image5.png]



Figure 3: View of the front of the site looking south along Somersby Falls Road

1.2 The Locality 

The site is located just outside the Somersby Industrial Park within an area that is characterised by a mix of industrial, rural, and environmental developments. 

Adjoining land uses include:

· Existing vacant land zoned E4 General Industrial adjoins the site to the north and south. The property to the north has lodged a development application to Council for a truck repair facility and this is currently under assessment.

· The property to the east, on the other side of Somersby Falls Road, is zoned RU1 Primary Production and contains a dwelling house.

· The property to the west is also zoned RU1 and has been developed with a dwelling house and shed.
· Land further to the west is zoned C2 Environmental Conservation and these properties have been developed with dwellings.
A number of industrial properties are located near the site’s vicinity. These include a concrete pipe manufacturer north of the site, a manufacturer of concrete spacer products north-east of the site on Somersby Falls Road. Further north is a stainless steel tank manufacturer and supplier of welding and maintenance services for railway infrastructure. Other properties local to the site are agricultural in nature.

The built form of surrounding areas ranges from low scale residential (e.g dwellings) and industrial developments (e.g warehouses) to a large concrete manufacturing facility approximately 200m north of the site, and a large industrial warehouse located 80m to the south-east. Approximately 450m to the west is a large tract of bushland.
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Figure 4: Site locality
2. THE PROPOSAL AND BACKGROUND 
2.1 The Proposal 

The application seeks consent to construct an asphalt batching plant.

Specifically, the proposal includes:

· Construction of a new asphalt batching plant with the capacity to produce up to 200,000 tonnes of new asphalt material per annum.

· Importation and processing of up to 50,000 tonnes per annum (tpa) of reclaimed asphalt pavement.

· The new plant consists of a control system, vibrating screens, dryers, burners, mixers, weighing equipment, aggregate storage, and hot storage silos for bitumen with circulation and supply equipment. The plant will be equipped with a dust collection system to capture any dust and fumes generated by the process. The plant takes up approximately 900m² of the 9730m² site area. The plant has a height of approximately 22m at its highest point.

· The installation of concrete material bunkers – includes reclaimed asphalt pavement (RAP) yard.

· Construction of an associated office and caretakers building that includes: a reception area, offices, meeting rooms, staff room and amenities and two- bedroom caretaker’s unit.

· The installation of a truck weighbridge.

· The construction of a car park for 12 vehicles (includes one accessible space)

· The construction of a separate truck parking area behind the office building. This area provides parking for four heavy rigid vehicles.

· Significant earthworks and retaining along all boundaries.

· Construction of a 6m high acoustic wall along the southern boundary and other internally located acoustic walls.

· Construction of site stormwater infrastructure

· Landscaping.

The plant was originally proposed to operate 24 hours a day, 7 days a week. However, following non-compliance with the Noise Policy for Industry 2017, the application was amended to operate during daytime hours between 7am to 6pm from Monday to Friday. The proposed asphalt plant will not operate on weekends or public holidays.

Operation of the facility involves the following activities to be undertaken on site:

· Receival of reclaimed asphalt pavement, recovered aggregates, bitumen and cement and lime powers;

· Storage of reclaimed asphalt pavement, recovered aggregates in bunkers;

· Storage of bitumen, cement and lime powders in silos;

· Drying of aggregates;

· Crushing of materials

· Screening of aggregates; 

· Mixing of materials.

The asphalt batching plant produces coated roadstone, such as asphalt concrete, using a variety of aggregates, sand, and filler materials in precise proportions. The plant begins by crushing the raw materials, including RAP, to the desired size. The RAP is then combined with new materials in the correct proportions and heated in a drum dryer. A binder, bitumen, is added to the mixture, and the temperature is carefully controlled to produce a workable final product which is transferred directly into hotmix trucks. 
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Figure 5: Proposed Site Plan
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Figure 6: Proposed office building and carpark
Table 1: Development Data

	Control 
	Proposal

	Site area
	9,730m²

	GFA
	0.12:1

	Capacity
	Asphalt production – 200,000 tonnes per annum (tpa)

Importation and processing of RAP – 50,000 tpa

	Hours of Operation
	The plant shall operate between 7am to 6pm from Monday to Friday. It will not operate on weekends or public holidays.

	Max Height
	22.567m – asphalt plant tower

8.250m - proposed storage bunker

4.360m – administration/caretaker’s building

	Landscaped area
	Approximately 1,473m² (15% of site area) 

	Number of staff
	Approximately 6 staff

	Car Parking spaces
	11 – vehicle car parking spaces

4 – truck parking spaces (HRV)

	Setbacks
	Front – 15m with 5m landscape strip

Rear – 5m

Side - Nil


2.2 Background

Secretary’s Environmental Assessment Requirements (SEARs) were issued for the subject development by the Director, Industry Assessments of the Department of Planning and Environment (DPE) on 30 March 2022. The SEARs were also accompanied by assessment requirements from Transport for NSW and NSW EPA.

The SEARs required consultation with the relevant stakeholders including:

· Department of Planning and Environment 
· Environment Protection Authority

· Transport for NSW

· Darkinjung Local Aboriginal Land Council

· Central Coast Council

· Surrounding landowners and occupants likely to be impacted by the proposal.

The EIS advises that consultation with the above stakeholders was undertaken.

The development application was lodged on 18 December 2023. 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

	30 March 2022
	Secretary’s Environmental Assessment Requirements (SEARs) issued

	18 December 2023
	Application officially lodged with Council

	9 February 2024
	Exhibition of the application (closed on 12 March 2024)

	13 February 2024
	Panel Kick Off Briefing  

	5 March 2024
	Request for Information from Council to applicant

	15 March 2024
	The application was re-exhibited (closed on 18 April 2024). Renotification was required as it came to Council’s attention that the EIS was not publicly available on Council’s website.

	27 March 2024
	Applicant requested an extension of time

	28 June 2024
	Further information provided by applicant

	17 July 2024
	NSW EPA issued General Terms of Approval.

	19 August 2024
	Request for Information from Council to applicant

	9 October 2024
	Further information provided by applicant.

	9 October 2024
	Council referred the application to relevant agencies (Ausgrid, RFS and TfNSW)

	15 October 2024
	Written advice received from TfNSW and Ausgrid.

	15 October 2024
	Copy of submissions forward to the Department of Planning and Environment as per EP&A Regs.

	22 October 2024
	Council met with the applicant to discuss outstanding concerns with proposed retaining, acoustic wall and lack of landscaping.

	24 October 2024
	Written advice received from NSW RFS.

	28 October 2024
	The applicant provided further information included changed operating hours and amended plans. The amended plans were accepted by Council under Cl 38(1) of the Environmental Planning and Assessment Regulation 2021 (‘2021 EP&A Regulation’).


2.3 Site History 
The site was previously included in lot 2 DP712505, 125 Somersby Falls Road that was subdivided into five smaller lots.
The following historical approvals are relevant:
· DA/10192/2000 – for the erection of a machinery shed was approved on 24/04/2001.

· The site was rezoned on 09/05/2014 to RU1 and IN1 under GLEP 2014 (Amendment No. 2). The eastern part of the site is zoned IN1, and the western part is zoned RU1.  

· DA/51000/2016 – subdivision of 125 Somersby Falls Road into five lots approved on 09/03/2017. This approval included bulk earthworks and retaining to provide level pads for development.

· DA/51000/2016 Part 2 – medication application to remove bulk earthworks and retaining approved under DA/51000/2016. This was approved on 10/11/2021.

· SC/186/2022 – subdivision certificate approved on 2 March 2023.

· PDA/47/2023 – a pre-da meeting was held on 17 April 2023 for the construction and operation of an asphalt batching plant.

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’). These matters as are of relevance to the development application include the following:

(a) the provisions of any environmental planning instrument, proposed instrument, development control plan, planning agreement and the regulations

(i)  any environmental planning instrument, and

(ii)  any proposed instrument that is or has been the subject of public consultation under this Act and that has been notified to the consent authority (unless the Planning Secretary has notified the consent authority that the making of the proposed instrument has been deferred indefinitely or has not been approved), and

(iii)  any development control plan, and

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

(iv)  the regulations (to the extent that they prescribe matters for the purposes of this paragraph),

that apply to the land to which the development application relates,

(b) the likely impacts of that development, including environmental impacts on both the natural and built environments, and social and economic impacts in the locality,

(c) the suitability of the site for the development,

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

(e) the public interest.

These matters are further considered below. 

The proposal is Designated Development (s4.10), Integrated Development (s4.46) and requires concurrence/referral (s4.13) which is considered further in the report.
The application was also referred to the Rural Fire Service for advice under s4.14 of the EP&A Act as the site is bush fire prone land.

3.1.
Protection of the Environment Operations Act 1997
The development is Integrated Development with the NSW Environment Protection Authority (EPA) as the proposal requires an environmental protection licence (EPL) under s47 and s48 of the Protection of the Environment Operations Act 1997 (POEO Act). The development requires an environmental protection licence (EPL) because under Schedule 1 of the POEO Act the development involves waste processing (non-thermal treatment) activities and processing more than 6,000 tonnes per year, and waste storage involving more than 6,000 tonnes of waste per year. 

The NSW EPA requested additional information on 13 February 2024.The Applicant provided a response and additional information addressing the NSW EPA’s request in June 2024. The NSW EPA issued their General Terms of Approval on 17 July 2024.
3.2 Section 4.14 of the Environmental Planning and Assessment Act 1979

The applicant provided a bushfire assessment report, prepared by Clarke Dowdle & Associates, dated June 2023. The application was referred to NSW Rural Fire Service for comment who provided recommended conditions on 24 October 2024.
In accordance with Section 4.14(1)(a) of the EP&A Act 1979, the consent authority can be satisfied that the development conforms to the specifications and requirements of the version (as prescribed by the regulations) of the document entitled Planning for Bush Fire Protection prepared by the NSW Rural Fire Service in co-operation with the Department, having regard for the fact that a bushfire assessment has been provided by a consultant confirming the proposed development complies with PBP and the NSW RFS have reviewed and provided relevant recommended conditions. 
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 (Planning Systems) 2021
· State Environmental Planning Policy (Biodiversity and Conservation) 2021
· State Environmental Planning Policy (Resilience and Hazards) 2021
· State Environmental Planning Policy (Transport and Infrastructure) 2021
· Central Coast Local Environmental Plan 2022
· Central Coast Development Control 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 (Planning Systems) 2021


	Chapter 2: State and Regional Development 

Section 2.19(1) declares the proposal regionally significant development pursuant to Clause 7 of Schedule 6 as it comprises private infrastructure for a waste or resource management facility over $5 million.
	Yes

	SEPP (Industry & Employment) 2021
	Chapter 3: Advertising and Signage
	Yes

	SEPP (Resilience & Hazards) 2021 
	Chapter 3: Hazardous and offensive development 
· The development is not considered to be a hazardous or offensive industry.

Chapter 4: Remediation of Land

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

	State Environmental Planning Policy (Transport and Infrastructure) 2021


	Chapter 2: Infrastructure

· Section 2.48(2) Determination of development applications – other development – electricity transmission. The proposal is satisfactory subject to conditions.
· Section 2.122 - Traffic-generating development
	Yes

	State Environmental Planning Policy (Sustainable Buildings) 2022
	Chapter 3: Standards for non-residential development 

The application has addressed the general sustainability provisions and provided an embodied emissions summary report.
	Yes

	Proposed Instruments 
	No compliance issues identified.
	Yes

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

· Clause 5.10 – Heritage conservation

· Clause 5.3 – Development near zone boundaries

· Clause 7.6 – Essential services
	Yes

	Central Coast Development Control Plan 2022 
	· Chapter 2.9 – Industrial Development

· Chapter 2.13 – Transport and Parking

· Chapter 2.14 – Site Waste Management

· Chapter 2.17 – Character and Scenic Quality
	Yes


Consideration of the relevant SEPPs is outlined below.

State Environmental Planning Policy (Planning Systems) 2021 (‘Planning Systems SEPP’)
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 private infrastructure for a waste or resource management facility over $5 million. Accordingly, the Hunter and Central Coast Regional Planning Panel is the consent authority for the application. The proposal is consistent with this Policy. 
State Environmental Planning Policy (Resilience and Hazards) 2021

Chapter 3: Hazardous and offensive development

This Chapter aims to ensure that the merits of proposals are properly assessed in relation to off-site risk and offence before being determined. To be a ‘potentially hazardous industry’, a site holds quantities of dangerous goods more than the screening threshold levels prescribed within the Department of Planning and Environment’s document ‘Hazardous Industry Planning Advisory Paper No. 6 – Guidelines for Hazard Analysis’ dated 2011, and Multi-Level Risk Assessment. This SEPP applies to any proposal which falls under the definition of ‘potentially hazardous industry’, which is defined as follows: -

potentially hazardous industry means a development for the purposes of any industry which, if the development were to operate without employing any measures (including, for example, isolation from existing or likely future development on other land) to reduce or minimise its impact in the locality or on the existing or likely future development on other land, would pose a significant risk in relation to the locality—
(a)  to human health, life or property, or

(b)  to the biophysical environment,

and includes a hazardous industry and a hazardous storage establishment.
A Preliminary Hazard Analysis forms part of the EIS and provides an assessment of hazards and risks associated with the proposed development. A Preliminary Risk Screening Table has been provided which outlines classes, quantities and the location of all dangerous goods and hazardous materials associated with the development as required by the Department of Planning’s SEARs.

The proposed asphalt plant would store dangerous goods consisting of class C1 (diesel) and class 9 (bitumen). The flash point of the bitumen when added to the plant pug mill is considered as a Class 2 combustible liquid. The total maximum amount of bitumen stored on site would be 240,000 litres. The total amount of diesel stored at the site is proposed to be 30,000 litres.The quantities of dangerous goods stored at the site do not exceed the threshold quantities in applying Chapter 3 of SEPP (Resilience and Hazards). Notwithstanding this, several preventative/protection measures, and controls for managing dangerous goods and potentially hazardous events have been stated within the report. A number of recommendations have been included in the Report to manage the risk of the storage and handling of dangerous goods.

It is considered that the use is unlikely to pose a risk to human life or property and that the development does not comprise a potentially hazardous industry.

State Environmental Planning Policy (Resilience and Hazards) 2021 defines potentially offensive industries as follows:

potentially offensive industry means a development for the purposes of an industry which, if the development were to operate without employing any measures (including, for example, isolation from existing or likely future development on other land) to reduce or minimise its impact in the locality or on the existing or likely future development on other land, would emit a polluting discharge (including for example, noise) in a manner which would have a significant adverse impact in the locality or on the existing or likely future development on other land, and includes an offensive industry and an offensive storage establishment.

Without appropriate engineering and operational measures in place an asphalt batching plant may generate offensive noise, odour, or pollution. Air Quality and Noise and Vibration Impact Assessment reports have been prepared in support of the proposed development and control measures are to be installed within the facility to minimise the release of air and noise emissions. 

The asphalt plant will be entirely enclosed and under negative pressure to control odour or fume emissions, with the exception of the top of the aggregate hoppers and the fast doors for truck movements. The height of the designed stack promotes the dispersion of pollutants and dilution with external air to decrease ground level concentrations at the nearby sensitive receptors. The installation of acoustic barriers, the enclosing of the main stack and drummer burner are also proposed to address potential noise impacts. With the implementation of such measures and having received General Terms of Approval form the EPA, the development is unlikely to generate excessive amenity impacts to be defined as a potentially offensive industry.

It is therefore considered that the proposal does not constitute a hazardous or offensive industry.

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 the 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. To consider this, a Preliminary Site Investigation (‘PSI’) has been prepared for the site.
The PSI consisted of a search of historical records and a site walkover. The investigation found that as far back as 1966 the site was part of a larger area that has been mostly cleared of vegetation. There is no evidence of any structures ever being erected onsite. The report also notes that aerial photographs show the land immediately surrounding the site has progressively changed from a predominantly rural area containing farms and agriculture to the establishment of commercial developments.

The report concluded there was no evidence in the site history of any site contaminating activities or contaminating activities from surrounding sites allowing contamination to migrate onto the subject site. An area of exposed soil at the site boundary on Somersby Falls Road is believed to have likely originated from Council works from the adjoining grass verge. A detailed site investigation is not considered warranted.

The proposal is consistent with SEPP Resilience and Hazards. The risk of site contamination is very low and further investigation is not required.
State Environmental Planning Policy (Industry and Employment) 2021

Chapter 3: Advertising and signage

This policy applies to all signage that under another environmental planning instrument can be displayed with or without consent and is visible from a public place. The LEP 2022 permits business identification signage with consent. The provisions of this SEPP are applicable if the proposed business identification signage is visible from a public place. The proposed business identification signage is visible from a public place and therefore the provisions of this Policy apply.
Under Section 3.11 of this SEPP, consent authority must be satisfied that the proposed business identification signage is consistent with the objectives of the SEPP set out in Section 3.1(1)(a) and it satisfies the assessment criteria of Schedule 5 of this SEPP.

The aims and objectives of this SEPP under Section 3.1(1)(a) are as follows:

(i) is compatible with the desired amenity and visual character of an area, and

(ii) provides effective communication in suitable locations, and

(iii) is of high quality design and finish.

The proposal includes a business identification sign on the front of the proposed office building. It is considered that the proposed business identification signage is compatible with the desired amenity and visual amenity of this area. The proposed business identification signage provides effective communication in a suitable location so as not to impact upon vehicular safety and provides a high quality design and finish. 

The proposed signage satisfactorily addresses the assessment criteria in Schedule 5 of the
SEPP (refer to Attachment 1). 
State Environmental Planning Policy (Transport and Infrastructure) 2021

The SEPP (Transport and Infrastructure) 2021 sets out the legislative requirements for certain developments that are proposed within the vicinity of critical infrastructure. Division 5 Electricity transmission or distribution and Division 17 Roads and Traffic are Divisions of the SEPP that have relevance to the proposed development.

Division 5: Electricity transmission or distribution 

Section 2.48 of SEPP (Transport and Infrastructure) 2021 requires referral to the electricity supply authority where development is carried out within 5m of an exposed overhead electricity power line. As there are overhead electricity lines along the frontage of the site the application was referred to Ausgrid. Ausgrid provided consent to the development subject to conditions on 15 October 2024. 

Division 17: Roads and traffic

Section 2.122 identifies traffic generating development as development specified Schedule 3 of the SEPP which includes waste or resource management facilities of any size or capacity where the site has a frontage to a road (generally). 

The development application was referred to Transport for NSW (TfNSW) and a response was received on 15 October 2024. TfNSW advised that they have no comment with regards to the application as it is considered there will be no significant impact on the nearby classified (State) road network.
State Environmental Planning Policy (Sustainable Buildings) 2022
The State Environmental Planning Policy (Sustainable Buildings) 2022 (Sustainable Buildings SEPP) encourages the design and delivery of more sustainable buildings across NSW. It sets sustainability standards for both residential and non-residential development and contributes to NSW’s target of achieving net zero by 2050.
Chapter 3: Standards for non-residential development

This Chapter applies to development that involves the erection of a new building with an estimated development cost of $5 million or more that is not within an exempt zone.

Section 3.2 (1) of the SEPP provides general sustainability provisions and requires the consent authority to consider whether sustainable measures have been incorporated into the design process of the proposed development. The applicant has provided a summary of those sustainability initiatives to be incorporated into the proposed development.
Under Section 3.2 (2) of the SEPP development consent must not be granted to non-residential development unless the consent authority is satisfied the embodied emissions attributable to the development have been quantified.

The applicant has provided an embodied emissions summary report – utilising the form on the NABERS website. 

The proposal is satisfactory regarding SEPP (Sustainable Buildings) 2022.

Central Coast Local Environmental Plan 2022
Zoning and Permissibility (Part 2)

The site is located within the E4 General Industrial Zone and RU1 Primary Production zone pursuant to Clause 2.2 of the LEP as shown within the figure below.
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Figure 8: Zoning Map Extract (Source: LEP)
The Central Coast LEP 2022 provides the following definitions that are relevant to the proposal.

industry means any of the following—

(a)  general industry,

(b)  heavy industry,

(c)  light industry,

but does not include—

(d)  rural industry, or

(e)  extractive industry, or

(f)  mining.

general industry means a building or place (other than a heavy industry or light industry) that is used to carry out an industrial activity.

Industrial activity means the manufacturing, production, assembling, altering, formulating, repairing, renovating, ornamenting, finishing, cleaning, washing, dismantling, transforming, processing, recycling, adapting or servicing of, or the research and development of, any goods, substances, food, products or articles for commercial purposes, and includes any storage or transportation associated with any such activity.

waste or resource management facility means any of the following—

(a)  a resource recovery facility,

(b)  a waste disposal facility,

(c)  a waste or resource transfer station,

(d)  a building or place that is a combination of any of the things referred to in paragraphs (a)–(c).

resource recovery facility means a building or place used for the recovery of resources from waste, including works or activities such as separating and sorting, processing or treating the waste, composting, temporary storage, transfer or sale of recovered resources, energy generation from gases and water treatment, but not including re-manufacture or disposal of the material by landfill or incineration.

The asphalt batching plant component is classified as ‘general industry’ (within the group term ‘industry’) which is a permissible use with consent in E4 General Industrial zone in the Land Use Table in Clause 2.3. 

The proposed recycling operations (processing of RAP) would be categorised as a ‘resource recovery facility’ which is a type of ‘waste or resource management facility’ and is permissible with consent in E4 General Industrial zone in the Land Use Table in Clause 2.3.

Both General Industries and Resource Recovery Facilities are prohibited in the RU1 Primary Production zone, however the development can utilise the flexible zone provisions to enable landscaping associated with the development to be provided in the RU1 zone (refer to comment below under Clause 5.3 Development near zone boundaries).

The objectives of the E4 General Industrial zone (pursuant to the Land Use Table in Clause 2.3) are as follows:

· To provide a range of industrial, warehouse, logistics and related land uses.

· To ensure the efficient and viable use of land for industrial uses.

· To minimise any adverse effect of industry on other land uses.

· To encourage employment opportunities.

· To enable limited non-industrial land uses that provide facilities and services to meet the needs of businesses and workers.

· To ensure that retail, commercial or service land uses in industrial areas are of an ancillary nature.

· To support and protect industrial land for industrial uses.

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

· The proposed use is of an industrial nature.

· The proposal will provide employment opportunities.

· Adverse effects on other land uses are minimised.

· The proposal is compatible with the desired future character of the E4 General Industrial zone.

The objectives of the RU1 Primary Production zone (pursuant to the Land Use Table in Clause 2.3) are as follows:

· To encourage sustainable primary industry production by maintaining and enhancing the natural resource base.

· To encourage diversity in primary industry enterprises and systems appropriate for the area.

· To minimise the fragmentation and alienation of resource lands.

· To minimise conflict between land uses within this zone and land uses within adjoining zones.

· To protect high quality and productive agricultural land, water catchment areas and land comprising high ecological or biodiversity value from inappropriate development and land management practices.

· To provide for non-agricultural land uses that support the primary production purposes of the zone.

The proposal is consistent with the zone objectives for the following reasons:

· The proposal has been designed to minimise impacts and conflict between adjoining lands.

· The proposal is for a non-agricultural land use that will not interfere with the use of adjoining land for agricultural purposes. 

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

	Height of buildings 

(Cl 4.3(2))
	Not mapped
	Proposed asphalt plant tower has a maximum height of 23.490m 
	Yes

	FSR 

(Cl 4.4(2))
	Not mapped
	0.12:1
	Yes

	Development near zone boundaries

(Cl 5.3)
	Development consent may be granted to development of land for any purpose that may be carried out in the adjoining zone, but only if the consent authority is satisfied that—

(a) the development is not inconsistent with the objectives for development in both zones, and

(b) the carrying out of the development is desirable due to compatible land use planning, infrastructure capacity and other planning principles relating to the efficient and timely development of land.
	Discussed below.
	Yes

	Heritage 

(Cl 5.10)
	Objective of this clause is to protect the heritage of the Central Coast.
	The site is not nearby to or likely to impact any heritage items listed under the LEP. The applicant also conducted an AHIMS search and did not identify any Aboriginal sites within proximity of the site.
	Yes

	Essential Services

 (Cl 7.6)
	This Clause requires Council to ensure that services such as water, sewer, electricity, stormwater drainage, vehicular access and waste management can be adequately provided. 
	The site is provided with access to all essential services. 
	Yes


Clause 5.3 – Development near zone boundaries

The objective of this clause is to provide flexibility where the investigation of a site and its surroundings reveals that a use allowed on the other side of a zone boundary would enable a more logical and appropriate development of the site and be compatible with the planning objectives and land uses for the adjoining zone.

This clause applies to so much of any land that is within the relevant distance of a boundary between any two zones. The relevant distance is 20m.

A small portion at the rear of the site for approximately 5m (approximate area of 90m²) is within the RU1 Primary Production zone.

Subclause (4) states the following:

(4)  Despite the provisions of this Plan relating to the purposes for which development 
may be carried out, development consent may be granted to development of land 
to which this clause applies for any purpose that may be carried out in the 
adjoining zone, but only if the consent authority is satisfied that—

(a) the development is not inconsistent with the objectives for development in both zones, and

(b) the carrying out of the development is desirable due to compatible land use planning, infrastructure capacity and other planning principles relating to the efficient and timely development of land.

The proposal has been designed so that the hard aspects of the development including retaining walls are located wholly within the E4 General Industrial zoned portion of the site. The area zoned RU1 is proposed to be landscaped. Whilst this landscaping forms part of the asphalt plant, the landscaping is considered a suitable use of this portion of the land and will provide a buffer between the proposed development and the adjoining RU1 lot. 

As outlined above, it is considered the proposed asphalt plant is not inconsistent with the objectives of the RU1 Primary Production zone. Given that the proposal has been designed to minimise any adverse impacts on neighbours the provision of landscaping within the RU1 zone is considered acceptable and consistent with Clause 5.3.

aa. Section 4.15 (1)(a)(ii) - Provisions of any Proposed Instruments

N/A

ab. 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’)
Chapter 2.9 – Industrial Development

Floor space ratio

A maximum floor space ratio of 0.8:1 is applicable.

The buildings have a proposed floor space of 1,175m². Therefore, the development has a floor space ratio of 0.12:1, complying with the requirements of this section.

Site coverage

The proposed building floor space of 1,175m² equates to a site coverage of 12%. This is quite a small footprint. However, it is acknowledged that most of the site is covered in hardstand to accommodate truck access and manoeuvring. This is needed for the asphalt plant to operate. 

The original proposal included landscaping within the front boundary setback only. The applicant was asked to increase the landscaping on site to offset the extent of hardstand areas.

The revised plans show increased landscaping across the front of the site. A an approximate 5m landscape strip is also provided inside the rear boundary, and landscaping is proposed inside the southern boundary to minimise the visual impacts of the proposed 6m high acoustic wall and a retaining wall. A condition of consent will require the incorporation of trees of a suitable size to soften the view of the 6m acoustic wall.

The proposed landscaping is considered adequate given the nature of the proposed development and its context within an industrially zoned area.

Setbacks

In accordance with the DCP the development is setback greater than 10m from the front boundary and a 5m landscape strip is proposed within this front setback area. Also, in accordance with the DCP the proposal is setback 5m from the rear boundary and landscaping is proposed within this setback area. 

The asphalt plant is setback a suitable distance from the side boundaries to enable manoeuvring of trucks around the plant – however there are significant walls located on the side boundaries. Refer to discussion below under earthworks and retaining.
Design and appearance of buildings

The proposal includes an office building that addresses the road frontage. This is a single storey building that will be constructed in a mixture of concrete render finish and black metal cladding. The front elevation includes the front entry and a series of large windows with surrounding shading devices. This elevation includes a wall sign displaying the company logo. Carparking is proposed in front of the building. Landscaping across the front of the site (5m deep) will provide suitable screening of the carpark area. Front fencing is open and permeable. It is considered that the development will provide visual interest to the streetscape. 

Earthworks, retaining, landscaping and visual impacts

The site is located towards the top of a ridge and there is a fall from the north-west corner to the south-east corner of approximately 9 metres. The proposal includes a large amount of earthworks, specifically cut to achieve a 1% fall across the site to accommodate the proposal. Concern was initially raised regarding the inclusion of high retaining walls along all boundaries. The applicant has amended the proposal as follows:
· Reduced the maximum height of the retaining wall along the northern boundary from 5.m to 3.99m;

· Retaining along the western boundary has been setback from the RU1 zoned portion of the site and reduced from a maximum of 4.980m to 3.1m;
· Retaining along the south-east of the site has been reduced from a maximum height of 4.2m to 2m and this wall has been setback 5m from the southern boundary;

· Proposed retaining across the front of the site has been setback behind the landscape strip and has been reduced from 3.860m to 2m – the level of fill around the proposed administration building has been substantially reduced.
In addition to the above changes to retaining around the site, the amount of proposed landscaping has been increased including: - 

· The landscaping strip across the front of the site will sit in front of the 2m high proposed retaining wall that supports the proposed car park area behind at a width of 5m;

· Landscaping is included inside the majority of the southern boundary to screen a portion of retaining (south-east) and the 6m high acoustic wall to a maximum width of 5m;
· The RU1 zoned portion of the site will be utilised for landscaping only.
The proposed landscaping will soften the view of the car park from the street and will help to screen the 6m high acoustic wall along the southern boundary. It will also provide a buffer to the adjoining lot which is zoned RU1 and the provision of landscaping inside the southern boundary will improve the view of the site particularly from users of Ghilkes Road. 

While it is acknowledged that the proposal still includes a significant amount of excavation and retaining along the northern boundary it is considered that any use of the site for industrial purposes would require a similar excavation to provide a level area for development. The applicant has reduced the extent of earthworks and retaining on the site to that which was originally proposed. 
The proposal includes an acoustic wall on the southern side of the development with a maximum height of 6m. This wall will be comprised of concrete tilt up panel. The wall is set in from the boundary by 3m. The applicant has included landscaping within the 3m setback area to screen the wall as much as possible. 
While concern was initially raised that imposition of the high acoustic walls within the development would set an undesirable precedent for development in this industrial area it is acknowledged that the walls are specific to this type of development as an asphalt plant. The walls are required as a direct result of the noise assessment for the subject proposal. Assessment of future proposals within the area will be subject to the specific merits of each proposal. As well as the proposed landscaping in front of the wall, it is considered likely that the property to the south will ultimately be developed for industrial purposes and will provide a further screen to this structure.

The applicant has provided photomontages to illustrate the view of the proposed development from the following three vantage points:

1. Approximately 150m west of the site on Ghilkes Road;

2. approximately 100m south of the site on the corner of Myoora Road and Somersby Falls Road;

3. Immediately north of the site;

4. Immediately east of the site.
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Figure 9: Proposed view of the site from Ghilkes Road west of the site
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Figure 10: Proposed view of the site from corner of Myoora and Somersby Falls Road
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Figure 11: Proposed view of the site from the north
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Figure 12: Proposed view of the site from the east
Design for safety

The applicant has provided a CPTED report that details the following proposed measures:

· Territorial reinforcement – The property boundary shall be securely fenced to prevent unauthorised access and signage will provide for wayfinding.

· Surveillance – landscaping will not block sight lines or provide areas for concealment/entrapment. Lighting to be provided to entry and exit points. A reception area is provided at the building entry and if considered necessary CCTV shall be located throughout the facility.

· Access control – signpost and restrict any areas that are prohibited.

· Space/activity management – the area (including gardens, fencing etc) will be well maintained.

The proposal has been designed generally in accordance with CPTED principles.

Chapter 2.13 - Transport and Parking

Table 1 provides the car parking requirements for specific land uses. While specific rates for asphalt plants are not provided, industrial developments require:

· Industrial floor space – 1 space per 100m²

· Ancillary office space – 1 space per 40m²

The proposed development has an industrial floor space of 900m² (requires 9 spaces) and ancillary office space of 220m² (requires 5.5 spaces). This is a total requirement of 14.5, rounded up to 15 spaces. 

The applicant provided a Traffic and Parking Impact Assessment (prepared by SECA Solution, dated 30 October 2023). The report notes that the DCP does not include specific rates for asphalt plants and considers that application of the industrial rates is inappropriate as they rely on the input of floor area which does not accurately reflect the operations of an asphalt plant.

The report provides an assessment based on the number of proposed staff and recommends parking at the rate of one space per staff member, based on the maximum number that will attend the site at any one time. The report states that there will be a maximum of 12 staff located on site at any one time and assuming all staff drive to the site will require 12 parking spaces. The proposal includes the provision of 12 car parking spaces at the front of the site. The report acknowledges that whilst there may be other non-site-based staff associated with the operations such as truck drivers, these staff are not proposed to be parking on the site. Notwithstanding this there is an area suitable for the parking/holding of four trucks within the site to the rear of the office building if need be.

The matter of staff was further discussed with the applicant, and they have advised that the number of proposed full-time staff is less than 12 and comprises – the owner/manager, an accountant, 2-3 engineers, production manager (who is also the caretaker) and a yard assistant. This equates to a maximum of six staff. It is therefore considered that the provision of 12 parking spaces is adequate to provide for staff and any visitors to the site.

Given that asphalt plants operate differently to traditional industrial activities based around available floor space and the merits assessment by the applicant the provision of 12 parking spaces is considered to be reasonable in this instance. 

Chapter 2.14 - Site Waste Management

A Waste Minimisation and Management Plan has been submitted with the application. A condition has been included in the development consent requiring the implementation of the Waste Management Plan. The development will also be required to comply with the waste management conditions included within the GTAs issued by the NSW EPA.
Chapter 2.17 – Character and Scenic Quality

The site is located within a mixed use area that includes industrial, rural and environmental land uses. The zoning of the site and other land nearby, were changed to industrial in 2014 and as such it was anticipated that this zoning would change the landscape character of this area from one of a rural landscape to one comprising industrial type development. Within the immediate vicinity of the site this change is landscape has been relatively slow. However, there are a number of industrial developments that have been developed within the wider area which contribute to the areas industrial character. Refer to the figure below.
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While there is no endorsed character/scenic quality statement or masterplan for the area it is considered that the proposed asphalt plant is compatible with the developing character of the area as an industrial precinct. 

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 Section 7.12 Plan

The proposal is subject to a contribution based on the cost estimate submitted with application. A contributions condition is included in recommended draft consent conditions. 

· Housing Productivity Contribution

The Housing Productivity Contribution (HPC) applies to the development. A condition requiring payment of the HPC is included in the recommended draft consent conditions.

ac. 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. 

ad. Section 4.15(1)(a)(iv) - Provisions of Regulations

The proposal is Designated Development under Schedule 3 of the EP&A Regulation and is accompanied by an Environmental Impact Statement (EIS). The EIS submitted is consistent with the requirements under Part 8, Division 5 of the EP&A Regulation. 

The Department of Planning and Environment provided SEARs for the development prior to the lodgement of the application. The application was exhibited as designated development and submissions received in response to the notification of the application were sent to the Department as required under Section 60 of the EP&A Regulation. 

The Department of Planning and Environment reviewed the submissions and advised there were no issues of State or regional significance that applied to the proposal. The Department did note however the concerns raised by local residents in relation to suitability of the site, proximity to residential dwellings and potential noise, air quality and amenity impacts associated with the 24-hour operation. The Department of Planning and Environment outlined that Council should ensure that these concerns are adequately addressed before finalising its assessment of the application. Please refer to the Community Submissions section of this report.
Section 61(1) of the Environmental Planning and Assessment Regulation 2021 requires Council to take into consideration the provisions in Australian Standard AS2601-2001. Demolition is not proposed as part of this application.
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, as the site is within an emerging industrial area and the proposed use as an asphalt plant is compatible with nearby industrial land uses. It is considered that the proposed office building and landscaping will provide visual interest and a suitable presentation to the street.

· Access and traffic – Access from the M1 Pacific Motorway is available via Wisemans Ferry Road which connects with the Central Coast Highway allowing for direct connection towards Gosford as well as connecting to the M1 Motorway. Wisemans Ferry Road connects with Somersby Falls Road at a four leg roundabout to the east of the site. Somersby Falls Road provides access to the subject site, with a single lane of travel provided in both directions with kerb side parking provided to both sides of the road. The road network in the vicinity of the subject site currently operates well with minimal delays and congestion.

The access point caters for all turning movements, with most traffic movements to approach the site from the south with a left turn in movement and right turn out of the site for the outbound movement. All vehicles will be required to enter and exit the site in a forward direction. The vehicle driveway has been designed and constructed in accordance with AS2890.2 -Off-street Commercial Vehicle Facilities suitable to cater for heavy vehicle movements. The location of the driveway ensures good visibility for drivers exiting the site to observe another vehicle approaching along the roadway. 
Heavy vehicles will be able to circulate as required within the subject site to be un-loaded and loaded. The size of the site and the open apron area will allow for ease of circulation around the site and ensure vehicles can enter and exit in a forward direction.
The Traffic report submitted with the application refers to 24 hour operation, 7 days a week. It states that overall the project shall generate up to 150 vehicle movements per day (24 hours) Monday to Friday. This is comprised of 100 truck vehicle movements (technically 98)  and 50 light vehicle movements reflective of staff travelling to work. 

Some 80% of the truck movements will occur during the typical working day (8am-5pm) giving 80 truck movements over a 9 hour day being in the order of 10 truck movements per hour, equally split inbound and outbound. 

SIDA modelling demonstrated that the proposed development would have a minimal impact upon the operation of the Somersby Falls Road and Wisemans Ferry Road intersection, with the modelling allowing for a conservative approach with 20 inbound and 20 outbound trucks per hour impacting upon this roundabout modelled, which is substantial greater than the expected demand of 5 inbound and 5 outbound trucks per hour.

Given the proposal was amended to operate between 7am and 6pm Monday to Friday only, the applicant provided supplementary traffic information by SECA, dated 29 October 2024. The findings of this supplementary information are as follows:

· The total number of daily truck movements (i.e., 100) won’t change with proposed change of operating hours.

· These daily truck numbers have been assessed over a 10 hour day (11 hour operation proposed). Allowing for the 49 trucks (98 movements) over a 10 hour day the number of truck movements associated with this change would be 9.8 (10) movements per hour (5 inbound/5 outbound). 
· This is consistent with the hourly number of trucks assessed in the TIA as well as the SIDRA modelling which allowed for conservative assessment by applying 20 trucks per hour both inbound and outbound.
· The TIA rounded the number of hourly truck movements to 10 per hour as a worst-case scenario assessed over a 9 hour day which was the equivalent of 90 vehicle movements. It then allowed the balance of the truck movements (10) to be spread across the rest of the day. This compares with the current proposal which allows 100 movements across the operating period with all hours operating at a similar capacity. 
· The total number of daily light vehicle movements originally allowed for 3 shifts and so may see some reduction in conjunction with the change to the operational hours. 

· As the proposed change in hours represents a longer key operational period per day over that assessed in the TIA, both the daily and hourly number of truck movements remain consistent. The findings of the TIA therefore remain the same.
The additional traffic being generated by the proposal will have a minor impact upon the local road network, with 10 truck movements per hour accessing the site (5 inbound and 5 outbound). This shall have a minor and acceptable impact upon the operation of the intersection of Somersby Falls Road and Wisemans Ferry Road.

Neither TfNSW or Council’s Transport Engineer had any issues to raise in regard to 
traffic or access. TfNSW reviewed the supplementary traffic information and advised 
that as the change in operating hours results in no significant impact to the safety and 
efficiency of the State road network, TfNSW’s position remains unchanged.
The proposed traffic generation, access and parking arrangements are considered acceptable.
· Public Domain – the proposal does not impact on any areas of the public domain. The proposed administration building provides an acceptable setback to Somersby Falls Road.

· Utilities – the site is provided with all utilities. Water and sewer are located within the road reserve immediately in front of the site. Ausgrid provided comment given the location of overhead power lines at the front of the site. The proposal is suitable subject to recommended conditions that are included in the consent.

· Heritage – there are no items of heritage listed or known on the site or adjoining properties.

· Construction – construction appears to be typical of a batching plant. Environmental and safety measures will form part of the consent.

· Flora and fauna impacts – the site is cleared and covered in grass. There is no significant vegetation, Endangered Ecological Communities, threatened species or their habitats or wetlands on the site.

· Soil and water – the site does not contain any water bodies. A number of creeks are within a kilometre of the site, the closest as measured from the site’s boundaries, is Leask Creek which is approximately 670m due south, followed by Piles Creek approximately 680m due east. The Preliminary Site Investigation found that the current risk of contamination of the sites soil and groundwater is considered as being very low. 
Water use will be limited to the office and amenities. No water is required for process or cleaning and no wastewater will be generated. Some water may be used, when required, for dust suppression. Additionally, a rainwater tank with a capacity of 3,000 L will be installed to collect rainwater from the office roof and can be used for different purposes. 
The processing areas of the site are proposed to be fully bunded (within the building). The bitumen and diesel tanks will be fully bunded and the constructed slope of the site will prevent stormwater from mixing with the working areas of the site. The stormwater retention basin located on the western side of the site will only collect stormwater from a small portion of the outdoor areas and will subsequently be piped to the roadside stormwater system. All stormwater inlets are to be fitted with ‘storm sacks with oil booms’, and the final stormwater pit prior to discharge will be fitted with a ‘vorceptor’. Potential impacts upon soil and water from the proposed development is considered low.
· Natural hazards – The site is bushfire prone land (Vegetation Category 3). The Bushfire Assessment Report submitted with the application notes suitable access is provided for emergency vehicles and adequate defendable space is provided around buildings. The application was referred to NSW RFS under Section 4.14 of the EP&A Act. The RFS reviewed and support the proposal subject to recommended conditions.

· Fuels and chemicals – The materials of a chemical nature which will be stored on site include heated bitumen, diesel fuel and minor storage of solvents. All hazardous substances and dangerous goods are stored in dedicated bunded areas. There will also be minor quantities of solvents stored on site within a small bunded dangerous goods cabinet (2m x 1m). All vehicles are refuelled via a pump connected to a secure and bunded diesel storage container set well away from site activities and drainage inlets. In addition, there will be spill kits on site next to chemical storage areas.

· Soils, soil erosion – appropriate conditions are recommended to mitigate against potential erosion and/or sediment transfer during construction. All works are to observe appropriate soil and water management practices in accordance with Council’s guidelines.

· Safety, security, and crime prevention – Security measures such as security fencing and CCTV will be incorporated into the development. In addition, the plant will be manned whilst in production.

· Waste management – The raw materials involved in the asphalt plant are – bitumen; aggregates including crushed stone, gravel, sand, and crusher dust; reclaimed asphalt pavement (RAP) and powders. The finished good is “hot mix asphalt concrete” also called asphalt pavement, which is a combination of aggregates and bitumen that is used for road construction. The proposed asphalt batching plant will produce up to 200,000 tpa. Waste minimisation and resource recovery would be practised as part of the main goals of the facility. All waste processed at the site is attributed to ongoing operations. 

· Social impact – the air impact assessment found that all pollutants will comply with the relevant assessment criteria and no further controls are recommended. The noise impact assessment found that compliance with the project specific noise levels were predicted with mitigation measures in place. It is considered that the proposed development, with the set of safeguards and controls in place, would pose negligible health concerns to the surrounding area. 

· Economic impact – the proposal will provide additional employment opportunities in the area. Asphalt is heavily relied upon for critical infrastructure needs, such as roads, highways, and commercial applications such as pavement of external areas. The proposed plant will be provide high quality asphalt for local infrastructure needs thus reducing costs for local applications when such material is typically sourced from outside the Local Government Area (LGA). Asphalt provided by the facility will be used in several sectors such as construction, transport, industry, and agriculture. Additionally, the plant will recycle old asphalt, thus reducing reliance on new raw materials and preventing old asphalt from ending up in landfill.

· Cumulative impacts - It is not anticipated to result in any adverse cumulative impacts when considering existing development within the wider locality. 
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 ideally and strategically located given its proximity to a major road route (M1 Pacific Motorway and the Central Coast Highway). 

In regard to natural hazards the site is identified as bushfire prone land and bushfire management has been satisfactorily addressed in the application and conditions recommended by the NSW RFS. 

Given the land zoning and minimisation of impacts on adjoining land uses, the site is considered to be suitable for the development.

3.4 Section 4.15(1)(d) - Public Submissions

These submissions are considered in Section 5 of this report. 

3.5 Section 4.15(1)(e) - Public interest

The proposed development is permissible within the zone and, based on the findings of the EIS and the General Terms of Approval issued by the EPA, is not expected to adversely impact upon the amenity of the locality or the surrounding environment. Approval of the application is in the public interest.

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 6: 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 

	RFS
	S4.14 – EP&A Act

Development on bushfire prone land
	The application was referred to the NSW Rural Fire Service for advice under s4.14 of the EP&A Act as the site is bush fire prone land.

The RFS assessed the proposal and raises no objections.

The RFS recommends several conditions of consent which have been included to improve overall fire safety of the development.
	Yes

	Electricity supply authority
	Section 2.48 – State Environmental Planning Policy (Transport and Infrastructure) 2021
Development near electrical infrastructure
	The proposal includes development within 5m of an exposed overhead electricity power line. By their letter dated 15 October 2024 Ausgrid provided consent to the development subject to conditions.
	Yes

	Transport for NSW
	Section 2.122 – State Environmental Planning Policy (Transport and Infrastructure) 2021
Development that is deemed to be traffic generating development in Schedule 3.
	The proposed development is deemed to be traffic generating development.

TfNSW assessed the proposal and raises no objection to or requirements for the proposed development as it considered there will be no significant impact on the nearby State road network.
	Yes

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

	NSW EPA
	S47 and S48 of the Protection of the Environment Operations Act 1997

Development that requires an environment protection licence.
	The proposal requires an EPL and is integrated development under the POEO Act.

The EPA issued a requests for additional information and GTAs were subsequently issued on 17 July 2024.
	


4.2 Council Officer Referrals

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

Table 7: Consideration of Council Referrals

	Officer
	Comments
	Resolved 

	Engineering 
	Council’s Engineering Officer reviewed the proposal and considered that there were no objections subject to conditions. 
	Yes

	Traffic 
	Council’s Traffic Engineering Officer reviewed the proposal and raised no concerns.
	Yes

	Environmental Health
	Council’s Environmental Health Officer reviewed the proposal and considered that there were no objections subject to conditions.
	Yes

	Waste
	Council’s Environmental Health Officer reviewed the proposal and considered that there were no objections subject to conditions.
	Yes

	Trade Waste 
	As only the office and caretakers flat shall be connected to the sewer Council’s Trade Waste Officer advised that a Liquid Trade Waste approval is not required.
	N/A

	Water and Sewer
	Council’s Water and Sewer Officer reviewed the proposal and considered that there were no objections subject to conditions.
	Yes


The outstanding issues raised by Council officers are considered in the Key Issues section of this report. 
4.3 Community Consultation 

The proposal was notified in accordance with the DCP from 9 February 2024 until 12 March 2024 and then again from 15 March 2024 t0 18 April 2024. The notification included the following:

· Notification letters sent to adjoining and adjacent properties

· Notification on the Council’s website.

The Council received a total of three unique submissions, comprising three objections. The issues raised in these submissions are considered in Table 8 below.
Table 8: Community Submissions

	Issue
	No of submissions
	Council Comments

	Community Consultation

The submitter questioned whether the community consultation outlined in the EIS occurred.
	1
	The applicant was contacted. They advised that Benbow Environmental undertook the consultation on their behalf. Benbow has confirmed that the community consultation as outlined in the EIS was undertaken.

	Character

The character of the rural setting would be fully compromised by the development.
	2
	The site is zoned E4 General Industrial and is part of an industrial area located just north of the Somersby Industrial Park. The site adjoins land zoned RU1 Primary Production and C2 Environmental Conservation further to the west. The potential impacts on residents within these areas has been considered in the application. Air quality and noise impacts comply with the relevant requirements, subject to recommended mitigation measures. It is acknowledged that there will be a change to the visual landscape as a result of the proposal, however this is not inconsistent with the zoning of the site and other industrial developments nearby.

	Independent assessment

The application should not be accepted on face value
	1
	The proposal has been reviewed by both the EPA and Council (including Environmental Health, Engineering, Waste, Traffic, Trade Waste and Water and Sewer). It is considered that an independent assessment has been undertaken.

	Noise

The proposal is located next to residential properties and noise from the operations is not compatible with its location. 

We are already impacting by Colas operating at 125 Somersby Falls Road behind the subject site.

Noise monitoring took place in Nov/Dec 2022 and noise from RCPA and Colas would have impacted the background noise as well as insect noise – which means that the projected noise  levels presented in the noise report cannot be relied upon.

Front end loaders result in intrusive industrial noise impacts.

There is an absence of acoustic barriers on the western and northern property boundaries.
	3
	The application has been amended from the originally proposed 24 hours a day, 7 days a week to only operate on Monday to Friday between 7am and 6pm. The revised Noise and Vibration Impact Assessment report demonstrates that operational noise is predicted to comply with the Noise Policy for Industry (2017) criteria at all residential receptors with noise controls in place. It is acknowledged that road traffic noise impacts are exceeded at Receiver 1 (126 Somersby Falls Road), by 1db, as well as predicted construction noise impact exceedances (by 6 and 7 Leq dB(A)) at R1 and R13). Whilst not considered fatal to the development, conditions will be applied to any consent during the works period as recommended in the Noise and Vibration Assessment. Exceedances during construction are considered to be minor and will be short term. The General Terms of Approval issued by the EPA requires ongoing noise monitoring and annual reporting to the EPA.

It is noted that Colas were operating for some time from the shed located at 125 Somersby Falls Road without the proper consents or parameters in place. This has been referred to Council’s Compliance Unit. Given that there were no controls in place, and that the shed is substantially closer to the submitters property than the subject site, impacts may have occurred.

Rating background noise level used for noise modelling indicates a typical rural residential area that is not impacted by insect noise or industrial noise sources.

An assessment of annoying characteristics has been undertaken within the noise report including tonal noise, low frequency noise and intermittent noise and Council are satisfied with the recommended mitigation measures.

A 1.8m high acoustic fence is proposed around all boundaries except for the front boundary and in the location of the 6m acoustic wall.



	Truck noise

Trucks operating especially at night will adversely impact residents.


	1
	As mentioned above road traffic noise impacts are exceeded at Receiver 1 (126 Somersby Falls Road), by 1db. This is considered to be a minor non-compliance and acceptable by Council and the EPA. In regard to truck noise in the evenings, the proposal has been amended to only operate during daytime hours.

	Rezoning

The application relies on rezoning an adjacent property.
	3
	The original operating hours were proposed to be 24 hours a day – 7 days a week and relied upon rezoning the property at 126 Somersby Falls Road. This scenario was not supported, and the applicant has amended the application to only operate during daytime hours (7am – 6pm) Monday to Friday. On this basis the application no longer relies on rezoning of the adjacent property. Notwithstanding this it is noted that Council has since received an application to rezone 126 Somersby Falls Road to E4 General Industrial.

	Traffic and parking

Trucks should not be allowed to use residential roads like Howes Road to approach or leave the plant. Overnight parking along Somersby Falls Road is unacceptable.
	1
	A recommended condition of consent shall ensure that trucks associated with the proposal do not utilise Howes Road to approach or leave the plant. An additional condition shall require that all trucks associated with operations at the plant do not park outside of the site overnight.

	Air Quality

Concern that odour, fumes and pollutants will be carried by winds across neighbouring residential properties.

Concerned about dust from the hardstand storage area.

There is no analysis on how the exhaust plume containing the pollutants including odour may disburse.
	3
	The air quality assessment must comply with the EPA guidelines and meteorological factors including wind must be taken into account. Council and the EPA are satisfied with the assessment in the report.

The air quality assessment includes measures to address dust, and these are included in the recommended conditions of consent. Conditions related to air quality including dust will be managed by the EPA and are included in the GTAs. The EPA are the operate regulatory authority for this site. Any complaints in regard to air quality will be referred to the EPA who will investigate and can issue penalties or take independent action under the POE Act.

The air quality assessment covers this in detail – dispersion modelling based on metrological data – for the main stack and bitumen storage tanks.

	Visual Impact

Adverse impacts on local tourism sites including Somersby Falls and neighbouring Australian Reptile Park. Also, the DA includes no measures to address visual impacts from nearest residential areas. Also concerned about the visual impact on users of Ghilkes Road.


	2
	It is considered that the proposed asphalt plant would not be visible from either Somersby Falls or the Australian Reptile Park.

It is acknowledged that the proposal will change the view of the site from Ghilkes Road. The site is currently undeveloped and covered in grass as is the properties immediately to the north and south. This strip of Industrial zoned land is in the process of change. Council is currently assessing an application for a truck depot to the north of the site, and it is likely that the property to the south of the site will also be developed in time for industrial purposes. It is considered inevitable, given the zoning of these properties, that the view from Ghilkes Road will change substantially. However, this is anticipated by the zoning of this land. It is noted that the photomontage taken along Ghilkes road at approximately 150m west of the site, the development is marginally visible.

	Historical context

Residential properties in Gilkes Road have been left exposed since the site and adjoining properties were rezoned to Industrial in 2013.
	1
	It is acknowledged that there is a conflict between industrial land uses and residential land uses in the area. The proposal has been assessed on merit and found to be acceptable in regards to offsite impacts. In this regard the proposal should not adversely impact residents.

	Hazardous industry

Concerned about fire risk and toxic air polluting residents.

Also concerned about the risks posed of waste stored on site.

 
	3
	The applicant has prepared a preliminary risk screening and preliminary hazard analysis for the project. This has been reviewed by Council’s Environmental Health Officer and they have confirmed that the quantities of dangerous goods stored at the site do not exceed the threshold quantities in applying Chapter 3 of SEPP (Resilience and Hazards). Notwithstanding this, a number of preventative/protection measures and controls for managing dangerous goods and potentially hazardous events have been stated within the report. A number of recommendations have been included in the Report to manage the risk of the storage and handling of dangerous goods and these are included in the recommended conditions of consent. On this basis the proposal is not defined as a potentially hazardous industry.

	Light spillage

Concerned by light impacts on neighbours particularly as the site is located on a hill.
	1
	Given that the proposal is only anticipated to operate during day-time hours, impacts from lighting should be minimal. Notwithstanding this a condition of consent shall require all lighting to be directed inward toward the development and shall be required not to adversely impact neighbours.

	Precedent

There is no relevant precedent for an asphalt plant near C2 Environmental Conservation zoned land.
	1
	The proposal has been considered on merit. Potential air and noise impacts, as well as hazards and risks associated with the proposal have been assessed within the application and are found to comply with the relevant requirements. It is acknowledged that there will be some visual impacts associated with the proposal, however these are not inconsistent with the zoning of the site and other industrial developments in the area. 

	Strategic visions

Inconsistent with the Central Coast Regional Plan 2041 and One Central Coast Community Strategic Plan
	2
	Central Coast Regional Plan 2041

The site is located within the within the Narara District which includes planning for Somersby as the premier industrial area. Somersby is acknowledged as a significant economic asset and employment area for the Central Coast. New development should complement established uses and productive agricultural land should be protected from land use conflict. It is considered that the proposal is not inconsistent with these objectives.

One Central Coast Community Strategic Plan

This plan identifies a number of broad focus areas including ‘belonging’, ‘smart’ development, ‘green’ protection of environmental resources, ‘responsible’ adopting an environmentally sustainable approach to growth and development, and ‘liveable’ includes healthy lifestyle options and well-maintained facilities. It is considered that the proposal is not inconsistent with the plan as it provides for industrial development on suitable zoned land while not impacting surrounding land uses or their ability to connect with the broader community.

	Construction impacts

Given excessive noise levels from construction we oppose long construction hours
	1
	In accordance with the submitters comments a condition of consent shall limit construction times to 

· 7am to 6pm Weekdays; and

· 8am to 1pm Saturday.

	Access from Myoora Road

The EIS indicates access to Myoora Road – this should be prohibited
	1
	Access to and from the site is only available from Somersby Falls Road at the front of the site. There should be no need for trucks associated with the plant to access Myoora Road. A condition of consent shall prohibit trucks associated with the proposal utilising Myoora Road for access to and from the plant.

	RUI Zone

The proposal should not be permitted on the RU1 portion of the site – this should be kept as a buffer
	1
	The hard components of the asphalt plant are located on the E4 General Industrial portion of the site. Only landscaping is proposed on the RU1 zoned portion. It is considered that this landscaping will provide a buffer to the adjoining RU1 zoned property to the west.

	Social impacts

Social isolation will result from this proposal for residents to the west
	1
	It is not considered that the proposal will socially isolate the residents west of the site. The zonings are already in place. 


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 and Vibration Assessment

The potential for noise and vibration impacts on adjoining properties is an important consideration in the assessment of this application. The application was accompanied by a Noise and Vibration Impact Assessment prepared by Benbow Environmental, dated 3 June 2024 (‘the Noise and Vibration Report’) which has considered this issue.  The Noise and Vibration Report identified the nearest receptors that have the potential to be affected by the proposal. Refer to the figure below.
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Figure 13: Nearest potentially affected receivers
Originally the subject proposal included operating 24 hours a day, 7 days a week. The Noise and Vibration Report found that Receiver 1 (126 Somersby Falls Road – opposite the site) was non-compliant for the day, evening, night, and sleep disturbance criteria for both two scenarios during normal and noise enhancing wind conditions. Exceedances were significant and ranged from 13db to 15db (day) 15db to 17db (night) and 18db (sleep disturbance criteria). Exceedances were primarily based on trucks entering and leaving the site, and the Noise and Vibration Report indicated that there were no feasible controls for this impact. The Noise and Vibration Report recommended that Council should still support the application, with a condition of consent that the release of the Occupation Certificate should not occur until such time as 126 Somersby Falls Road Somersby is rezoned from ‘Rural Residential’ to ‘Industrial’. 
This scenario was not supported by either Council or the EPA.

The Noise and Vibration Report included recommendations to mitigate noise impacts to other properties including the installation of a 6-metre noise wall and 1.8m boundary fence surrounding the site, as well as enclosing the drum burner, the main stack processing plant and fast shutting access doors to the building.
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Figure 14: Recommended noise walls (report dated Nov 2023)
On 7 June 2024 the applicant provided an amended Noise and Vibration Impact Assessment Report (Benbow, June 2024). The applicant significantly amended the application from 24/7 operations to daytime operations only consisting of:

· Monday to Friday: 7:00am to 6:00pm
· Weekends (and public holidays): Closed. 

The amended assessment demonstrates that operational noise is predicted to comply with the Noise Policy for Industry (2017) criteria at all residential receptors, subject to the following additional noise mitigation measures:

· 8m high wall in front of the truck loading area

· 8m high wall in front of the hoppers

· Bitumen tanks are 11.5m high and connected with an 11.5m high wall in between

The above are in addition to original mitigation measures proposed. The following figure displays all the proposed wall controls.
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It is noted that road traffic noise impacts are exceeded at Receiver 1, by 1dB, as well as predicted construction noise impact exceedances (by 6 and 7 Leq dB(A)) at R1 and R13). Whilst not considered fatal to the development, conditions will be applied to any consent during the works period as recommended in the Noise and Vibration Assessment. Exceedances during construction are minor and will be short term.

The NSW EPA issued their General Terms of Approval on 17 July 2024. Their conditions include the requirement for ongoing noise monitoring at the site.

With regard to vibration, the Noise and Vibration Report states:

In the Transport for NSW Construction Noise Strategy document and Assessing Vibration – a Technical Guideline, construction equipment that may cause vibration impacts includes hydraulic hammers, vibratory pile drivers, pile boring, jackhammers, ‘wacker packers’, concrete vibrators, and pavement breakers, amongst other equipment. The construction work proposed would not use this type of equipment and is not expected to cause vibration impacts. The equipment utilised for the asphalt batching plant will not generate vibration impacts therefore a detailed Vibration Impact Assessment is therefore not considered warranted.

No issues have been raised regarding vibration from either the EPA or Council.
Resolution: Potential noise impacts have been resolved through recommended conditions of consent as outlined in Attachment A.

5.2
Air Quality

Similar to the issue of noise and vibration, air quality impacts on adjoining properties are an important consideration in the assessment of this application. The application was accompanied by an Air Quality Impact Assessment prepared by Benbow Environmental, dated June 2024 (‘the Air Quality Report’) which has considered this issue.  The Air Quality Report identified the nearest receptors that have the potential to be affected by the proposal. Refer to the figure below.
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Figure 15: Nearest sensitive receptors
The primary sources of air pollutants from the proposal include the following activities:
· Dust from unloading raw materials from trucks to stockpiles.

· Dust from aggregate and RAP stockpile areas during windy conditions.

· Dust from the physical transport of raw materials from the storage bay to ground hoppers.

· Emissions of VOCs and odour from bitumen storage tanks during filling.

· Pollutants generated from plant activities that are exhausted from the main exhaust stack including dust, odour, VOC’s, PAH, SO2, NOx and CO. The height of the designed stack is proposed to allow dispersion of pollutants and dilution with external air to decrease ground level concentrations at the nearby sensitive receptors.

Within the Air Quality Report, air emission factors were set based on the Australian Government’s National Pollution Inventory Emission Estimate Technical Manual for Mining, Mining and Processing of Non-Metallic Minerals, Concrete Batching and Concrete Manufacturing, Emission Estimation Technique Manual for Hot Mix Asphalt Manufacturing and emission factors sourced from the US EPA's AP42: Compilation of Air Emission Factors from Stationary Sources, Hot Mix Asphalt Plants.

The following summarises the proposed pollutant controls and mitigation measures:

· The site surface will be hard stand, 
· the RAP stockpile area will be surrounded by walls, 
· aggregate hoppers will be roofed, 
· the aggregate conveyor bucket elevator and screen will be completely enclosed,
· the skip carrying the asphalt mixture to the storage silos and the supporting structure will be fully enclosed and exhausted,
· the design of the plant will be fully enclosed,
· the truck filling operations PAH & VOC's will be captured and passed through the dust extractor to remove blue smoke particles and exhausted by the plants exhaust stack, 
· fast acting doors will open for trucks entering and exiting the building, 
· the plant will be entirely enclosed and under negative pressure except for the top of the aggregate hoppers and the fast doors for truck movements.
Modelling within the Air Quality Report demonstrates that the proposed development will comply with the Approved Methods criteria for all pollutants of concern at all receptors.

In regard to impacts during construction the only air emission of significance with the potential to be emitted is roadway dust and dust from the construction area. This would be controlled by having a water tanker on site and nuisance to adjoining industrial/commercial premises would be avoided. 

Resolution: Potential air quality impacts have been resolved through recommended conditions of consent as outlined in Attachment A.

6. CONCLUSION 

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

The potential constraints of the site have been assessed and it is considered that the site is suitable for the proposed development. Subject to the imposition of appropriate conditions, the proposed development is not expected to have any adverse social or economic impact on the locality. It is considered that the proposed development will provide a necessary infrastructure facility on land which is zoned appropriately to accommodate the use.

It is considered that the key issues as outlined in Section 6 have been resolved satisfactorily through amendments to the proposal and/or in the recommended draft conditions at Attachment A. 

7. RECOMMENDATION 

That the Development Application DA/2268/2023 for an Asphalt Batching Plant at 133 Somersby Falls Road, Somersby 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 1: Draft Conditions of consent 
· Attachment 2: Schedule 5 Assessment - Signage 
· Attachment 3: Architectural Plans

· Attachment 4: Environmental Impact Statement 

· Attachment 5: NSW EPA General Terms of Approval

