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EXECUTIVE SUMMARY 

· The site subject to this development application is Lot 101 DP 1083871.The subject site is described in detail under Section 1 The Site and Locality heading of this report. Key site attributes relevant to the assessment of this application include:

· The site has an area of 78.1ha.
· The site is zoned RU2 Rural Landscape.
· The site is identified as bushfire prone.

· The proposed development involves the construction and operation of a battery energy storage system at 2049 The Bucketts Way, Wards River (Lot 101 DP 1083871). The full scope of works is described under the Section 2 ‘The Proposal’ heading of this report.

· The proposed development is Regionally Significant development under the provisions of the State Environmental Planning Policy (Planning Systems) 2021 as Private Infrastructure Development (a term which includes electricity generating works) with a capital investment value greater than $5-million.

· The proposed development was publicly notified in line with Council’s Community Engagement Strategy. The dates of the public notification were between 17 June 2026 and 8 July 2026. No public submissions were received during the notification period.

· Council Officers have completed an assessment of the proposed development against the relevant heads of consideration of Section 4.15 of the Environmental Planning Assessment Act 1979. This assessment recommends that the development application be approved subject to recommended conditions of consent. 

· Key findings of the Section 4.15 Assessment which informed this recommendation include:

· The proposed development is defined as ‘electricity generating works’. Under the Great Lakes LEP 2014 electricity generating works are a prohibited form of development within the RU2 Rural Landscape zone.

· The proposed development is permissible with consent as development for the purpose of ‘electricity generating works’ under the provisions of Section 2.36 of the State Environmental Planning Policy (Transport and Infrastructure) 2021. Irrespective of conflicting provisions in the Great Lakes LEP 2014 Rural Landscape land use table.

· The proposed development is compatible with the requirements of relevant State Environmental Planning Policies (SEPPs), including, SEPP (Transport and Infrastructure) 2021, SEPP (Resilience and Hazards) 2021, & SEPP (Biodiversity and Conservation) 2021.

· With the exception of the permissibility provisions of the Great Lakes LEP 2014 RU2 Rural Landscape land use table, to which the conflicting provisions of the SEPP (Transport and Infrastructure) 2021 take precedence, the proposal is compatible with all other relevant provisions contained in this environmental planning instrument.

· The proposed development is generally in accordance with the requirements of the Great Lakes Development Control Plan 2014 (DCP) and conditions of consent have been recommended to ensure the development is carried out in accordance with certain DCP provisions.

· The proposed development would not require the removal of established vegetation and does not trigger the requirement for a Biodiversity Development Assessment Report to be prepared in accordance with related provisions contained in the Biodiversity Conservation Act 2016.

· A Noise Impact Assessment was prepared in relation to the proposed development. The Noise Impact Assessment identified that the proposed battery systems may be supported from an acoustic impact perspective.

· The following Government Agencies and Councils Officers/Sections were consulted through the assessment of this development application:

· Essential Energy
· Council Environmental Health Officer
· Council’s Sustainability and Natural Assets Coordinator

Essential Energy advised that the proposed structures are close to its infrastructure and do not satisfy the Developments near Essential Energy’s Infrastructure Guidelines. Essential Energy therefore requires compliance with ISSC 20—Guideline for the Management of Activities within Electricity Easements and Close to Infrastructure—and approval of a Network Encroachment Form. Council’s internal referral officers raised no objection. These responses are addressed in the referrals section and have informed the recommended conditions of consent.

· The proposed development is considered to be compatible with the public interest as a development that complies with other relevant provisions of the development assessment framework and Section 4.15 of the Environmental Planning and Assessment Act 1979, and as a development which would support the transition of the NSW energy grid to accommodate additional renewable power sources. 

Following consideration of the matters for consideration under Section 4.15(1) of the EP&A Act, the provisions of the relevant State environmental planning policies, it is considered that the proposal can be supported. 

Following a detailed assessment of the proposal, DA2026/0256 is recommended for approval under section 4.16(1)(a) of the EP&A Act, subject to the conditions contained in Attachment A.



1. THE SITE AND LOCALITY

1.1 The Site 

The development application relates to 2049 The Bucketts Way, Wards River (Lot 101 DP 1083871). Key site attributes related to the proposed development have been summarised below:

· The land (Lot 101 DP 1083871) has an area of approximately 78.1ha.

· The land is gently undulating and rises more steeply at the western extremity of the site. The land is predominantly cleared with several small clusters of vegetated areas. A number of low order streams traverse the site.

· The eastern boundary of the site adjoins The Bucketts Way, from which access is currently obtained. The Bucketts Way is a Classified State Road for which Transport for NSW is the relevant Roads Authority.

· Existing improvements comprise a rural dwelling and associated outbuildings located in the central portion of the site.

· An easement for electricity is located on the land.
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Figure 1-Site
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Figure 2-Site from The Bucketts Way looking north-west

1.2 The Locality 

Wards River is a small rural locality situated approximately 30km south of Gloucester. The subject site is located approximately 1.5km south of the Wards River village centre. The locality surrounding the development comprises mostly of cleared rural farmland.
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Figure 3-Locality Map


.
2. THE PROPOSAL  

2.1 The Proposal 

The proposed development involves the installation of a battery storage system (BESS) and
associated structures.

The BESS proposed would be connected into the energy grid with a total capacity of 20MWH.

The BESS comprises one (1) power conversions system, one (1) switchboard kiosk and four (4) battery Units within a fenced compound.

The battery compound is located within the eastern portion of the site at its Bucketts Way frontage setback approximately 30m from The Bucketts Way, 230m from the southern property boundary and in excess of 313m from the adjoining property boundary to the north. 

The battery compound is located adjacent and to the east of an easement for electricity over the land.
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Figure 4-Site Plan

A description of the battery compound and an image of the compound layout design has been included below. The proposed compound would comprise:

· An area of approximately 40m x 40m. 
· Four (4) battery units
· Each battery unit would be comprised within a pre-fabricated container. Each unit would have dimensions of 12.123m by 2.43m and 2.95m height. Battery containers would contain batteries, individual battery control systems, battery cooling and fire suppression systems.
· A power conversion system with dimensions of 11.738m by 2.6m and 2.95m height. The power conversion system would be used to control the flow of power (when charge is taken from the grid into the system and discharged into the grid) and the conversion of DC power from the battery to AC power to be discharged into the grid. 
· A high voltage (HV) switchboard kiosk with dimensions of 6.38m by 2.87m and 2.95m height. The switchboard provides for the connection between the battery energy storage system and the local distribution network.
· A 20,000 Litre water tank to provide static water supply for bushfire fighting.
· Compound fencing comprised of 2.1m chain wire fence.

[image: ]
Figure 5-Battery and Switchroom Elevation



Minor earthworks with cut and fill of approximately 1m will be required to provide a level compound area. No retaining walls are proposed and cut and fill will be ratined by earth batters.

The site and compound would be accessed from The Bucketts Way via an existing vehicle access that currently provides access to the property. Internally within the site a new access driveway would be constructed to provide a vehicle access between the existing internal access driveway and the battery compound location.

2.2 Background

The development application was lodged on 16 March 2026. A chronology of the development application since lodgement is outlined below including the Panel’s involvement (briefings, deferrals etc) with the application:

Table 1: Chronology of the DA
	Date
	Event

	16 March 2026
	DA lodged 

	30 March 2026
	Preliminary assessment completed

	16 June 2026
	Referral of application to external agencies

	17 June 2026
	Exhibition of the application 

	18 June 2026
	Request for Information from Essential Energy to applicant  

	23 June 2026
	Additional details lodged. The applicant submitted details in response to the request for information.

	16 July 2026
	Panel briefing 

	23 September 2026
	Additional details lodged. The applicant submitted revised plans and acoustic report to confirm the proposal was for four (4) battery units 



2.3 Site History

The site appears to have historically been maintained as a large rural property and contains a single residential dwelling and ancillary structures.



3. STATUTORY CONSIDERATIONS 

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

Environmental Planning and Assessment Act 1979

S4.14 – Bushfire prone Land

When determining a development application, the consent authority must consider the matters set out in Section 4.14(1)(a) of the EP&A Act 1979, which requires development on bush fire prone land to either comply with the relevant specifications and requirements of Planning for Bush Fire Protection 2019 (PBP 2019), or be supported by certification from a suitably qualified bush fire consultant confirming such compliance. 

There are no relevant specifications and requirements within PBP 2019 for a battery energy storage system. Notwithstanding, all development on bushfire prone land must satisfy the aims and objectives of PBP 2019, which include:

· afford buildings and their occupants protection from exposure to a bush fire; 
· provide for a defendable space to be located around buildings; 
· provide appropriate separation between a hazard and buildings which, in combination with other measures, prevent the likely fire spread to buildings; 
· ensure that appropriate operational access and egress for emergency service personnel and occupants is available; 
· provide for ongoing management and maintenance of BPMs; and 
· ensure that utility services are adequate to meet the needs of firefighters.

The proposed development is located within a cleared grassland paddock, routinely used for grazing. There is a minimum separation of approximately 50m from the nearest non grassland vegetation, being forest vegetation on the neighbouring lot to the east. This separation includes The Bucketts Way road carriageway.

The BESS is sited within a 40m x 40m gravel compound with minimum separation from infrastructure to proposed metal fencing being in excess of 10m. The entire compound satisfies the requirements of an Asset Protection Zone and is able to be managed as such. The design of the compound and siting of infrastructure facilitates a defendable space around the perimeter of the BESS.

A 20,000 litre water tank is proposed for fire fighting purposes and access to the facility is to be compliant with the access provisions of PFBP.

As the structures within the BESS are non-habitable, there are no specific construction measures required.

With regard to ongoing management it is considered appropriate that a Bush Fire Emergency Management and Operations Plan be implemented for the development. Should consent be granted a condition is to be imposed requiring the preparation and implementation of such a plan prior to the commencement of operations.

Subject to the above, the development is considered compliant with the aims and objectives of PBP 2019.

S4.15 – Evaluation

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 - 
(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 significant 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.

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

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

The following Environmental Planning Instruments are relevant to this application:

· State Environmental Planning Policy (Biodiversity and Conservation) 2021
· State Environmental Planning Policy (Planning Systems) 2021
· State Environmental Planning Policy (Resilience and Hazards) 2021
· State Environmental Planning Policy (Transport and Infrastructure) 2021
· Great Lakes Local Environmental Plan 2014

A summary of the key matters for consideration arising from these State Environmental Planning Policies are outlined in Table 2 and considered in more detail below.

Table 2: Summary of Applicable Environmental Planning Instruments
	EPI

	Matters for Consideration

	Comply (Y/N)

	State Environmental Planning Policy (Planning Systems) 2021

	The development application is Regionally Significant Development as ‘private infrastructure development with a CIV greater than $5-million. The Hunter and Central Coast Regional Planning Panel is the consent authority for this development application.

The application was referred to Essential Energy as the energy supply authority in accordance with the requirements of the Section 4.31. Essential Energy comments have informed Council Officers recommendation and recommended conditions of consent
	Y

	State Environmental Planning Policy (Biodiversity & Conservation) 2021 
	Chapter 3: Koala Habitat Protection 2021

Chapter 3 - requires consideration of the relationship of a development with koala habitat protection. The subject site does not contain any trees requiring removal. Council Officers are satisfied that the proposed development would not disturb a potential koala habitat thereby requiring further consideration against the SEPP.
	Y

	SEPP (Resilience & Hazards) 2021
	Chapter 3: Potentially Hazardous and Offensive Development

The proposed development is not considered to comprise a potentially hazardous development.

Chapter 4: Remediation of Land 

Section 4.6 – Council Officers are satisfied that the subject site is unlikely to be affected by any contamination requiring remediation for the development to progress in accordance with provisions related to contamination and remediation.

	Y

	State Environmental Planning Policy (Transport and Infrastructure) 2021

	Chapter 2: Division 4 Infrastructure 

Section 2.36 provisions identify the proposed development is permissible with consent as development for the purpose of electricity generating works on land zoned RU2 Rural Landscape. 

Chapter 2 – Division 17 - Roads and traffic 

The site has frontage to a classified road, being The Bucketts Way. Section 2.119 requires a consent authority to have consideration to the development with regards to the classified road.
Assessment has identified no adverse impacts with regards to the classified road.
	Y

	Great Lakes Local Environmental Plan 2014
	The proposed electricity generating works are prohibited under the RU2 Rural Landscape land use table. However, the development is permissible with consent under State Environmental Planning Policy (Transport and Infrastructure) 2021.


	Y



Consideration of the relevant SEPPs is outlined below:

State Environmental Planning Policy (Planning Systems) 2021

Section 2.19 of the SEPP specifies that development identified by Schedule 6 is declared to be Regionally Significant Development for the purpose of the Environmental Planning and Assessment Act 1979. 

Schedule 6(5) specifies the following as Regionally Significant Development: 

Development that has an estimated development cost of more than $5 million for any of the following purposes— 
(a)	air transport facilities, electricity generating works, port facilities, rail infrastructure facilities, road infrastructure facilities, sewerage systems, telecommunications facilities, waste or resource management facilities, water supply systems, or wharf or boating facilities, 
(b)	affordable housing, child care centres, community facilities, correctional centres, educational establishments, group homes, health services facilities or places of public worship. 

The proposed development is a type of electricity generating works with a development cost of more than $5-million. The total cost of the development is $8,802,389.72. Accordingly, the proposed development is classified as Regionally Significant Development per the Environmental Planning and Assessment Act 1979 and the Hunter and Central Coast Regional Planning Panel is the consent Authority for the application. The development application has been processed according to provisions relevant to Regionally Significant Development.

Section 4.31 requires the referral of certain development within a proximity to electricity substations and electricity power lines to be referred to the electricity supply authority. The electricity supply authority for the MidCoast LGA is Essential Energy. The proposed development was referred to Essential Energy for comment in line with this requirement. Essential Energy advised that the development was in proximity to 33kV Overhead High Voltage Infrastructure and further information was requested to detail the setbacks if the development from the infrastructure.

Additional information was provided by the applicant confirming that the minimum setback of the BESS compound would be 31m from the electricity infrastructure. The development is not within the easement for electricity.

In response to this additional information Essential Energy advised that the development, ‘does not meet the requirements of the Developments near Essential Energy’s Infrastructure Guidelines, the applicant must submit a Network Encroachment Form via Essential Energy’s website and provide all supporting documentation necessary to enable assessment by the Encroachments team to ensure compliance with this document and also ISSC 20 – Guideline for the Management of Activities within Electricity Easements and Close to Infrastructure’.

Draft conditions of consent include provision for compliance with the requirements of Essential Energy.

State Environmental Planning Policy (Biodiversity and Conservation) 2021

State Environmental Planning Policy (Biodiversity and Conservation) 2021 establishes provisions relating to koala habitat protection. Chapter 3 applies to the MidCoast local government area. In accordance with the SEPP, a consent authority must consider whether the land is potential or core koala habitat. Where land is identified as core koala habitat, a koala plan of management must be prepared in accordance with the relevant provisions of the SEPP.
The proposed development does not involve the clearing of vegetation. The BESS facility is located within a cleared area of the site. The nearest vegetated areas are more than 50 m from the facility and are separated from it by The Bucketts Way.
Council’s Sustainability and Natural Assets Coordinator considers that the land does not contain potential koala habitat. Council also has no records of koala activity in the vicinity of the site.
The site does not meet the criteria for potential koala habitat and therefore does not require further consideration under the relevant SEPP provisions. In any event, given the separation between the development and nearby vegetated areas, the absence of vegetation clearing and the nature of the BESS, the development is not expected to adversely affect koalas or koala habitat.
State Environmental Planning Policy (Resilience and Hazards) 2021

Chapter 3 Hazardous and Offensive Development 

Chapter 3 of this SEPP establishes additional assessment criteria for the determination of development application identified as ‘potentially hazardous’ or ‘potentially offensive development’. 

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.

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.

A BESS is capable of constituting potentially hazardous development under Chapter 3 of State Environmental Planning Policy (Resilience and Hazards) 2021. There are no known guidelines which provide thresholds of energy generation for battery energy systems as a criteria for classifying or not classifying such a system as potentially hazardous development. However, it is noted that informally, Industry, State and Local consent authorities have suggested that a battery system with a discharge capacity of 30MW or greater would be considered potentially hazardous. The proposed development falls below this threshold at 5MW.

Having regard to the proposal, including the use of lithium iron phosphate battery technology, the cleared grassland setting, the gravel compound and asset protection area, the approximately 30 m minimum boundary separation, the separation to sensitive receivers, the proposed fire suppression systems and the 20,000 litre static water supply, Council is satisfied that the proposal would not constitute potentially hazardous development under Chapter 3 of State Environmental Planning Policy (Resilience and Hazards) 2021 and that a formal Preliminary Hazard Analysis is not required.

Chapter 4: Remediation of Land

In accordance with Section 4.6 of SEPP (Resilience and Hazards) 2021, the consent authority must not consent to a development unless it is satisfied that the site is either not contaminated or is capable of being remediated in the event that the land is contaminated.

The site shows no evidence of contamination, Council’s records do not identify it as contaminated, and there is no evidence of a previous potentially contaminating land use. Council is therefore satisfied that the land is suitable for the proposed development for the purposes of section 4.6 of State Environmental Planning Policy (Resilience and Hazards) 2021.


State Environmental Planning Policy (Transport and Infrastructure) 2021

Chapter 2 – Division 4 – Electricity generating works or solar energy systems

Chapter 2 Division 4 includes provisions related to electricity generating works and solar systems. These provisions establish that development for the purpose of ‘electricity generating works’ may be carried out by any person on land in a ‘prescribed non-residential zone’. Definitions established for Chapter 2 Division 4 of the SEPP (S2.35) identifies the RU2 Rural Landscape zone as a ‘prescribed non-residential zone’. The land subject to this development application is zoned RU2 Rural Landscape zone. The proposed development is considered to be an ‘electricity generating works’ per the related SEPP definition. 

The provisions of Section 2.36 of the SEPP establish the proposed development to be a type of development permissible on the land concerned. Further provisions set-out in Section 2.7 of the SEPP make clear that the provisions of this SEPP prevail against inconsistencies with those provisions where they occur with the Great Lakes LEP 2014 environmental planning instrument. 

Chapter 2 – Division 17 - Roads and traffic 

Chapter 2 Division 17 includes provisions related to development with frontage to a classified road. The development has frontage to The Bucketts Way, which is a classified road (Regional Road). As such, and pursuant to Section 2.119, consent must not be granted to the development unless the consent authority is satisfied that the development is consistent with the matters prescribed within Section 2.119(2). These are discussed in the below table:

Table 3: Section 2.119(2) considerations
	Section 2.119(2) - Development with Frontage to Classified Road

	Subclause
	Comment

	(a) where practicable and safe, vehicular access to the land is provided by a road other than the classified road.
	The development utilises the existing road access from The Bucketts Way. No alternative access is available or practical.

	(b) the safety, efficiency and ongoing operation of the classified road will not be adversely affected by the development as a result of—
(i)  the design of the vehicular access to the land, or
(ii)  the emission of smoke or dust from the development, or
(iii)  the nature, volume or frequency of vehicles using the classified road to gain access to the land.
	The development does not adversely impact on the ongoing operation of the classified road.
1. The development utilises the existing site access from The Bucketts Way. No new access is proposed. 
1. the development does not emit any smoke or dust.
1. the development does not adversely affect the nature, volume or frequency of vehicles using the classified road. 

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





Great Lakes Local Environmental Plan 2014 
The site is located within the former Great Lakes Local Government Area and as such the provisions of Great Lakes Local Environmental Plan 2014 (LEP) are applicable to the proposal.
The relevant land use zone(s) is RU2 Rural Landscape.
The application proposes a 4 x Battery Energy Storage System as an electricity generating works.
electricity generating works means a building or place used for the purpose of—
(a)  making or generating electricity, or
(b)  electricity storage.
The land use table for the RU2 Rural Landscape zone does not identify development for the purpose of energy generating works as a type of development permissible with consent or without consent. Development not specified as either development permissible with consent or without consent is prohibited. The effect of this is the development for the purpose of electricity generating works is a prohibited form of development pursuant to the provisions of the GLLEP 2014.

While prohibited under the GLLEP 2014 land use zone provisions, the proposed development remains a development permissible with consent by virtue of State Environmental Planning Policy (Transport and Infrastructure) 2021. 

Clause 2.3(2) of the GLLEP 2014 requires the consent authority to have regard to the objectives of the relevant zone when determining a development application. The objectives of the RU2 Rural Landscape zone are:

· To encourage sustainable primary industry production by maintaining and enhancing the natural resource base.
· To maintain the rural landscape character of the land.
· To provide for a range of compatible land uses, including extensive agriculture.
· To provide for rural tourism in association with the primary industry capability of the land which is based on the rural attributes of the land.
· To secure a future for agriculture in the area by minimising the fragmentation of rural land and loss of potential agricultural productivity.

The proposed development will have a modest building / compound footprint comparative to the overall site area. The proposal is not anticipated to have a significant adverse impact on the rural landscape or ability for primary production enterprises to be pursued across the broader site area or adjoining RU2 Rural Landscape zoned land. 

Accordingly, the proposed development would be compatible with the RU2 Rural Landscape land use zone objectives.

General Controls and Development Standards

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))
	8.5m
	The proposed structures will have a height above existing ground levels of less than 4m
	Y

	Floor space ratio 
(Cl 4.4(2))
	0.4:1
	The proposed compound will have a floor space ratio of approximately 0.002:1
	Y

	Heritage conservation 
(Cl 5.10)
	Consideration of heritage
	The proposed development is not located within a heritage conservation area or within proximity to any items of heritage.
A basic AHIMS search (ID# 1194457) was conducted, and the search reveals no known items of aboriginal cultural heritage located within proximity to the proposed development.
	Y

	Earthworks 
(Cl 7.2)
	Impacts of earthworks to be considered
	Minor earthworks are proposed to be undertaken as part of the development to facilitate a level compound area.
The development has been reviewed against the necessary matters for consideration under Section 7.2(3). The earthworks are not considered to result in unreasonable visual impacts on the streetscape or adjoining lands. There will be no adverse impact on drainage patterns, soil stability or environmentally sensitive areas.
The development can be supported subject to appropriate conditions of consent to mitigate any potential impacts associated with erosion and sediment run off.
	Y

	Stormwater Management
(Cl 7.5)
	Impacts on stormwater to be minimised
	The development has been reviewed against the necessary matters for consideration under Section 7.5. The development has minimal impervious area and minimal stormwater runoff.
No formalised stormwater management system is proposed, however and it is considered that the discharge of stormwater over the adjoining grassland will have on adverse impact on adjoining properties or receiving waters.
	Y



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

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

The Draft MidCoast Local Environmental Plan has been the subject of public consultation under the EP&A Act, and is therefore relevant to the proposal.

Under the provisions of the Draft MidCoast LEP, the site will be zoned RU4 Primary Production Small Lots.

Electricity generating works are proposed to be development permitted with consent in the RU4 zone.

The land use zone objectives for the RU4 zone are:

· To enable sustainable primary industry and other compatible land uses.
· To encourage and promote diversity and employment opportunities in relation to primary industry 
· enterprises, particularly those that require smaller lots or that are more intensive in nature.
· To minimise conflict between land uses within this zone and land uses within adjoining zones.
· To provide for rural tourism in association with the primary industry production capability of 
· the land which is based on the rural attributes of the land.
· To promote productive rural landscapes by minimising the fragmentation of rural land.
· To maintain the rural landscape character of the land.

The proposal is consistent with the RU4 Primary Production Small Lots zone objectives because it occupies a small part of the site, does not fragment the rural holding, maintains the rural landscape character and allows primary production to continue on the remaining land.

There are no development standards or provisions of the Draft MidCoast LEP that would warrant amendment to, or prohibit, the development.

(c) Section 4.15(1)(a)(iii) - Provisions of any Development Control Plan

The following Development Control Plan is relevant to this application: 

· Great Lakes Development Control Plan (DCP) 2014 (‘the DCP’) 

A summary of the relevant Chapters of the DCP is provided in Table 5 below.

Table 5: Consideration of the DCP controls
	Chapter 3 – Character Statement

	The provisions of the DCP seek to:
· Maintain the character of the area;
· Protect sensitive environs and waterways,
· Prevent the fragmentation of rural lands;
· Minimise land use conflicts; and
· Prevent siting of development on prominent ridgelines or hilltops.
The proposed development is not in a prominent location. The development is compatible with the rural character of the area and will not impact on any sensitive environ or waterway. The development will not result in any land use conflict or fragmentation of rural lands. 

	Chapter 4 – Environmental Considerations

	The development satisfies the relevant objectives and performance criteria of Chapter 4. The development will have no negative impact on biodiversity and the quality and function of the natural environment.

	Chapter 7 – Industrial Development

	This chapter of the DCP provides provisions for industrial development in relevant land zones including the RU2 Rural Landscape zone.
7.1 Retailing
N/A
7.2 Setbacks
The development has a minimum street setback of 30m. The DCP requires a minimum setback of 7.5m.
7.3 Appearance and General Amenity
The proposed development is considered compatible and will have no significant adverse impact on the rural character.
7.4 Landscaping
The development is of minimal footprint and provided with large setback from the road frontage and adjoining properties.
Landscaping is not considered necessary to improve the amenity of the area or provide mitigation for any adverse visual impact.
7.5 Open Storage Areas
N/A
7.6 Security and Fencing
The proposed development is provided with suitable open style security fencing 

	Chapter 10 – Car Parking, Access, Alternative and Active Transport & Access

	This chapter of the DCP does not prescribe a rate of off-street car parking relevant to battery energy storage systems.
Notwithstanding, there is ample area for the parking of vehicles on site and within the compound, noting that access to the facility will be minimal and for maintenance purposes only.
The site access is considered compliant with the relevant provisions of the DCP.



(d) Section 4.15(1)(a)(iiia) – Planning agreements under Section 7.4 of the EP&A Act

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

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

The regulations do not prescribe any additional matters relevant to this development.
3.2 Section 4.15(1)(b) – Significant Likely Impacts of Development

The significant likely impacts of development, including environmental impacts on both the natural and built environments, and social and economic impacts in the locality must be considered.

The proposed development is considered to have no significant likely impacts.

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. 

Table 6: Key Issues
	Context and Setting
The proposed development is of a general appearance in keeping with that of a rural outbuilding / shed. 
The overall scale of the proposed development is considered to be generally acceptable in the context of the site and the rural amenity more broadly.

	Access and Transport
The proposed development utilises an existing access from The Bucketts Way. This existing access is considered compliant with Council requirements for siting and safety.
The proposed development will generate additional traffic and will not impact on the functioning of the road network.

	Utilities
The proposed development does not require any utility service connections outside of a connection to the electricity grid. Essential Energy have been consulted due to the nature of the development and proximity to an electricity infrastructure. 

Water will be required at the site to fill the on-site fire fighting water storage tank. With no connection point to reticulated water supply, water would need to be sourced (most likely by being carted to the site). Where water is to be carted to the site there will be no discernible impact on traffic considerations.

	Ecology
The development is sited within cleared grassland. No vegetation is to be removed and the land is not mapped as having biodiversity values.
The development will have no significant impact on the ecology of the area.

	Noise and Vibration
A Noise Impact Assessment was prepared by Matrix Thornton in relation to the proposed development.
The modelling undertaken with the Noise Impact Assessment identified that the predicted noise levels will comply with trigger levels recommended by the NSW EPA’s Noise Policy for Industry guideline and that no noise impact is predicted at surrounding receivers (the closest being 350m from the development site).
The report has been reviewed by Councils Environmental Health Officer, and the conclusions of the Noise Impact Assessment are agreed. No noise mitigation measures are required.

	Lighting/illumination
The application proposes no lighting of the development. Accordingly, no impacts are envisaged with regard to lighting.
This being the case, conditions of consent will be imposed to restrict lighting/illumination of the development.

	Natural Hazards
Natural hazards have been considered through assessment of the proposed development.
The subject land is identified as bushfire prone land. The proposed development is considered compliant with the relevant provisions of Planning for Bushfire Protection. 

	Construction
The anticipated impacts from the construction phase of the project are considered to be minor in nature. The battery modules are assembled offsite, transported to the site, and installed on the site, where connections to transmission infrastructure will be made. No significant length of construction is proposed, with any construction activities anticipated to be minor in nature and scale.
A construction management plans is to be required to be prepared to ensure that the construction works occur in a manner that ensure the safety of the site and locality. No adverse construction impacts are anticipated.
No construction impacts are likely to result provided conditions of consent are complied with.

	Social and Economic Impact
The proposed development would provide a minor contribution to the modernising and decarbonising of the energy grid which is an undertaking of significant social and economic importance at a State and National level.

	Cumulative Impacts
No cumulative impacts are likely.



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

Based on the assessment contained within this report, the development appropriately responds to the site constraints and opportunities. The site's attributes are conducive to supporting the development when considering the road network, topography, and existing infrastructure. The development has established a layout that is compatible with the broader locality and sits within the area's landscape.

In summary, the development has adequately addressed the site limitations and opportunities, and, all things considered, the site attributes are conducive to supporting the development. 

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

Submissions are considered in Section 5 of this report. The proposed development was publicly notified in line with Council’s Community Engagement Strategy. The dates of the public notification were between 17 June 2026 and 8 July 2026. No public submissions were received during the notification period.

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

The proposed development is compatible with the public interest. The proposed development would:

· Support the energy grid and the renewable energy transition;
· Achieve the objectives contained within the GLLEP 2014 and GL Development Control Plan; and
· Be carried out in a manner that is unlikely to result in any significant adverse impacts.


4. DEVELOPER CONTRIBUTIONS

In accordance with the Great Lakes Wide Section 94 Development Contributions Plan 2014 the development is required to pay contributions associated with the proposed development.  
The contributions for the development are identified in the below table:
Table 7: Contribution Amounts 
	Contributions Plan
	Facility
	amount

	Great Lakes Wide
	Headquarters Building
	$8,802.39



5. REFERRALS AND SUBMISSIONS 

5.1 Agency Referrals and Concurrence 

The development application has been referred to Essential Energy for comment as required by the EP&A Act and outlined below in Table 8. 

No referral or concurrence issue prevents approval. Essential Energy’s requirements and the matters raised by Council officers can be addressed through the recommended conditions of consent.

Table 8: Concurrence and Referrals to agencies
	Agency
	Concurrence/
referral trigger
	Comments 
(Issue, resolution, conditions)
	Resolved


	 Referral/Consultation Agencies

	Essential Energy
	Section   4.31 –   State Environmental Planning Policy (Planning Systems) 2021
Development  near  electrical
infrastructure
	The proposed development was referred to Essential Energy as the electricity authority relevant to the
MidCoast LGA.

Essential Energy have provided comment in relation to the development, noting that a Network Encroachment Form will need to be completed due to the development not meeting the requirements of the Developments near Essential Energy’s Infrastructure Guidelines. 
	Y



5.2 Council Officer Referrals

The development application has been referred to various Council officers for technical review as outlined in the table below: 

Table 8: Consideration of Council Referrals
	Officer
	Comments
	Resolved 

	Ecology
	Council’s Ecology team reviewed the application having regards for matters associated with impacts on ecology and in particular the Koala

The assessment by the Ecology team concluded that the development will have no adverse impact with regard to ecology and the development is supported.
	Y

	Environmental Health
	Council’s Environmental Health team reviewed the application having regards for noise and liquid containment.

The assessment by the Environmental Health team concluded that the application could be supported subject to appropriate conditions of consent being imposed.

	Y



5.3 Community Consultation 

The proposed development was publicly notified in line with Council’s Community Engagement Strategy. The dates of the public notification were between 17 June 2026 and 8 July 2026. No public submissions were received during the notification period.


6. CONCLUSION 

The assessment finds that the proposal is permissible under State Environmental Planning Policy (Transport and Infrastructure) 2021, is consistent with the relevant planning controls, is suitable for the site and is unlikely to cause significant adverse impacts. No public submissions were received. The outstanding requirements identified by Essential Energy and Council officers can be addressed through the recommended conditions in Attachment A. Council therefore recommends approval of DA2026/0256.

The key assessment issues have been addressed through the amended plans, supporting technical information and recommended conditions in Attachment A.

7. RECOMMENDATION 

That the Development Application DA2026/0256 for a Battery Energy Storage System at Lot 101 DP 1083871 (No.2049)

That Development Application DA2026/0256 for a battery energy storage system at Lot 101 DP 1083871, 2049 The Bucketts Way, Wards River NSW 2422, be approved under section 4.16(1)(a) of the Environmental Planning and Assessment Act 1979, subject to the draft conditions in Attachment A.

The following attachments are provided:

· Attachment A – Draft Conditions 
· Attachment B – Development Plans
· Attachment C – Acoustic Report
· Attachment D – Statement of Environmental Effects
· Attachment E – Essential Energy comment
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