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COUNCIL ASSESSMENT REPORT - Amended
NORTHERN REGIONAL PLANNING PANEL 



	PANEL REFERENCE & DA NUMBER
	PPSNH-287- Gwydir   DA 48/2023   

	PROPOSAL 
	To construct a new Public Administration Building complex on the land, including part-retention of the former memorial hall façade and demolition of the dwelling at 39 Cunningham Street. (Note: Demolition of the previous council facilities and adjoining commercial development is covered under PAN-409455)

	ADDRESS
	33 to 35 Maitland Street Bingara being Lot 20, Section 38, DP758111, Lot 1 DP87721 and 39 Cunningham Street being Lot A DP 156384.
Access is through Lot A DP 156384

	APPLICANT
	Gwydir Shire Council

	OWNER
	Gwydir Shire Council


	DA LODGEMENT DATE
	22 February 2024

	APPLICATION TYPE (DA, Concept DA, CROWN DA, INTEGRATED, DESIGNATED)
	DA

	REGIONALLY SIGNIFICANT CRITERIA
	Clause 3A and 3B, Schedule 6 of State Environmental Planning Policy (Planning Systems) 2021 : 
Council is the applicant and owns the land, and the capital value is above $5,000,000.

	CIV
	$5,050,000 (excluding GST)

	CLAUSE 4.6 REQUESTS 
	Nil

	KEY SEPP/LEP
	SEPP (Resilience and Hazards) 2021 – Chapter 4 Remediation of Land
State Environmental Planning Policy (Sustainable Buildings) 2022
Gwydir Local Environmental Management Plan 2013

	TOTAL & UNIQUE SUBMISSIONS & KEY ISSUES IN SUBMISSIONS
	A single submission was received from the owner of 39 Maitland Street (Lot 1 in DP 209422).  This concerned the proposed use of the laneway to the rear of her lot which she indicated she understood that she owns, and has future plans to use.

	DOCUMENTS SUBMITTED FOR  CONSIDERATION
	Attachment A – Draft Conditions of Consent
Attachment B – Amended SEE – 03 July 2023.
Attachment C – Plan Set for DA Approval.  Contains the complete architectural plan set and landscaping plans.


	SPECIAL INFRASTRUCTURE CONTRIBUTIONS (S7.24)
	Nil

	RECOMMENDATION
	Approval with Conditions

	DRAFT CONDITIONS TO APPLICANT
	Yes

	SCHEDULED MEETING DATE
	24 July 2024

	PLAN VERSION
	Issues C and D as per draft conditions list. 

	PREPARED BY
	 Angus Witherby

	DATE OF REPORT
	16 July 2024





EXECUTIVE SUMMARY 

This report responds to the submission of amended plans for the application, following previous feedback from the Panel.  The key change is the purchase and proposed demolition of the dwelling on Lot A (39 Cunningham St) which was effectively surrounded by the initial development proposal.  This lot is now proposed for carparking, and the report has been modified accordingly.  Council has accepted the modification to the application. It also incorporates relevant material from the supplementary report to the original report.  
The use consists of a combined public administration building complex as defined in Gwydir Local Environmental Plan 2013 (the LEP).  The site is zoned RU5 Village and both of the uses are permitted with consent in this zone.
The development site comprises the following land parcels:
	Lot Descriptor
	Area
	Current Use / Future Use

	Lot 1 in DP 87721
	915m2
	Old buildings vacated due to rising damp problems, now demolished.  Part of new building to be located here.

	Lot 20 Section 38 DP 758111
	2,034m2
	Old buildings vacated due to rising damp problems, now demolished.  Part of new building to be located here, also new car parking and traffic circulation.

	Lot A in DP156384
	852m2
	Former dwelling, now proposed to be demolished, to be used for carparking as part of revised site layout. This lot was not included in the original application. 


The proposed development comprises:
· Previous demolition of the existing Council buildings and adjoining commercial building and ancillary infrastructure at 33-35 Maitland Street (subject to Development Consent DA24/2023 - PAN-409455), excluding the façade of the Soldiers Memorial Building which is to be retained)
· Minor demolition of buildings on the site of the previous Council facilities and the demolition of No. 39 Cunningham Street

· Community facility (~ 338m2 GFA) comprising:
· Community forecourt and greenspace;
· Visitor information centre;
· Public amenities;
· Community/councillors meeting room;
· Customer Service Centres;
· Mayor’s office and
· Council Chambers.
· Office premises (~ 766m2 GFA) comprising:
· Centrelink office and quiet space;
· Staff recreation and collaborative areas;
· Offices and meeting rooms,
· IT Hub;
· Gwydir News Office; and
· Breakout area.

· Landscaping;

· Twenty-six (26) carparking spaces which are being provided on the site of the former dwelling, together with two extra spaces which are being provided through formalization of angle parking in Maitland Street;

· Delivery and services area; and

· Vehicular access from Cunningham Street.
Key issues: to respect the streetscape character with the new design, and to retain indicative elements of the previous building frontage (not heritage listed but significant nonetheless); and to ensure that adequate parking and access is available without conflict with residential development or the Council depot, adjoining. 

Community concern: The owner of Lot 1 in DP 209422 raised concern with the proposed use of the land at the eastern end of that lot as part of the access for the new development.  This ROW is now not to be used, as part of project redesign. 

Public Interest: The proposed facility will provide valuable infrastructure to enable enhanced service provision to the local community.  No significant negative impacts have been identified, and it is considered that on balance the public interest will be well served by this development.

Recommendation:  That the application be approved with conditions.

Section 4.15(1) Matters
One issue identified during the s4.15(1) review was that the site has contamination.  This is presently undergoing remediation and provision of a site clearance certificate has been included as a draft condition to be satisfied prior to issue of construction certificate. Further details are provided later in this report against the review of SEPP requirements. 


1. THE SITE AND LOCALITY

1.1 The Site 
The site is located within the Bingara Town Centre as shown on the figure below. 
[image: ]
Figure: Site location in context 
The site previously contained two main buildings – a soldiers’ memorial hall and a Council administration building.  Both of those buildings (and ancillary sheds on the site) and have now been demolished pursuant to DA24/2023 (PAN-409455).  The redevelopment site is shown on the Figure below:
[image: ]
Figure: Aerial View 

The site has a total development area of 3901m2.  The land is flat, and located within the Bingara town centre.  The site has been substantially developed in the past, but includes limited trees along the northern boundary.  

The site is not of heritage significance, although the DA for demolition of the previous Council buildings and adjoining commercial building was conditioned to retain the bulk of the façade of the former memorial hall, as this was of value to the local community.  The façade is to be incorporated into the new development and a condition is recommended to ensure its protection during development (draft Condition 25)

The main development site has direct frontage to Maitland Street, which is a state significant road, with vehicular access being historically from the rear.   All vehicular access is proposed to be from Cunningham Street. 

The streetscape is typical of many small rural communities in NSW. 

1.2 The Locality 
The site is adjoined by commercial development to the north, an hotel, to the south by an existing commercial building, and by residential development to the west. The area is generally one and two storey development typical of a country town centre. 




[image: ]
Figure: Streetscape prior to demolition of the Memorial Hall and the commercial building to the right

[image: ]
Figure: General streetscape view

Bingara does not have public transport, however the site is very well located with respect to existing services. 

2. THE PROPOSAL AND BACKGROUND 

2.1 The Proposal 
The proposal is for the re-build of the former uses on the site. 
Demolition of the council buildings and adjacent commercial building has already occurred under a previous development application.  There is a need to complete site demolition, remediation and decontamination prior to new construction occurring.  Required demolition includes the recently purchased dwelling on Cunningham Street.  Existing trees are to be retained.   Consolidation of lots is recommended.  Only incidental earthworks are anticipated, largely associated with new footings.  

The proposed new development is shown below:
[image: ]
Figure: Proposed development 
The proposed development will be a major feature of the streetscape, and a perspective view is shown below:
[image: ]
Figure:  Street View 
[image: A building with a wheelchair in front of it

Description automatically generated]Figure:  Street View

The provision of public space is a key aspect of the development.  This is shown in the following view:

[image: ]
Figure:  Public space area



Table 1: Development Data
	Control 
	Proposal

	Site area
	3550 m2 – No specific requirement 

	GFA
	1307m2 – No specific requirement 

	FSR (retail/residential)
	N/A 

	Clause 4.6 Requests
	Nil

	No of apartments
	N/A 

	Max Height
	6.45m (retained façade height) – No specific requirement. 

	Landscaped area
	195m2 (not including paved courtyard areas) – No specific requirement. 

	Car Parking spaces
	22 – determined on merit – No DCP applies 

	Setbacks
	Variable – see site plans.  Zero front setback is common in the town centre.  




2.2 Background

The need for the development arose out of a series of problems with the existing buildings.  This included rising damp, which, when the age and poor functionality of the existing building was considered, was both uneconomic and problematic to repair.  Expert reports were obtained, and a decision was made to demolish the existing structures.  This was the subject of a separate Development Application. A minor modification to this was required to align with the final design plans, and this is anticipated to be determined by way of approval prior to this DA being considered by the Panel.  

The main issues arising are:

· Streetscape – Part retention of the memorial hall façade was considered essential in any site redevelopment. This has been achieved. 
· Improved public and Council facilities – The provision of modern facilities will provide a community benefit as well as improved Council staff conditions. 
· Provision of suitable parking and access. 
The development application was submitted on 9 December 2023 following which a review was conducted. Further information was provided and it was then formally accepted for lodgement on 22 February 2024. 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

	9 November 2023
	Pre DA Lodgement in Portal

	28 November 2023
	Request for Information from Council to applicant (this was prior to Lodgement)

	31 January 2024
	Amended plans lodged to address minor issues arising initial pre DA review dated 31 January 2024 accepted by Council under Cl 38(1) of the Environmental Planning and Assessment Regulation 2021 (‘2021 EP&A Regulation’) on Select Date. 

	5 February 2024
	Receipt of additional information from pre-lodge review. 

	22 February 2024
	 DA lodged by Council

	11 March 2024
	Application was placed on Council’s website and Facebook page, hard copies were available at the Bingara administration office, Bingara Library, Warialda Visitor Information Centre, Warialda administration office, a notice was placed on the site, and it was advertised in the Northern Daily Leader and neighbours were notified in writing. Neighbour notification consisted of notification of main street businesses/residences as well as the area surrounding the site (17 properties). 

	10 April 2024
	End of notification period.

	Select Date
	No referrals to external agencies 

	21 May 2024
	Panel considers the Council report and supplementary report and defers the matter pending resolution of issues, primarily around access. 




2.3 Site History

The site has been the subject of a previous development application for demolition of the council buildings and adjoining commercial development. A concurrent modification to the demolition consent has now been determined.  The façade of the memorial hall is the most significant aspect of public interest.   No approvals or applications are affecting immediately adjoining sites. 

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. 

It is noted that the proposal is not considered to be:

· Integrated Development (s4.46)
· Designated Development (s4.10)
· Requiring concurrence/referral (s4.13)
· Crown DA (s4.33) - written agreement from the Crown to the proposed conditions of consent must be provided

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 considered specifically relevant to this application:

· State Environmental Planning Policy (Biodiversity & Conservation) 2021
· State Environmental Planning Policy (Sustainable Buildings) 2022
· State Environmental Planning Policy (Resilience and Hazards) 2021

A summary of the key matters for consideration arising from these State Environmental Planning Policies are outlined in Table 3 and then considered in more detail following.

Table 3: Summary of Applicable Environmental Planning Instruments
(put Preconditions in bold)
	EPI

	Summary of Issues 
(Brief summary)
	Comply (Y/N)

	[bookmark: _Hlk170483363]State Environmental Planning Policy (Biodiversity & Conservation) 2021
 
	No matters arising.  The land does not contain any native vegetation that is affected by the proposal 
	Y (see section of the report below)

	State Environmental Planning Policy (Sustainable Buildings) 2022
	Compliance with requirements 
	Y (see section of the report below)

	State Environmental Planning Policy (Housing) 2021
	No matters arising 
	N/A

	State Environmental Planning Policy (Industry and Employment) 2021
	No matters arising 
	N/A

	SEPP 65
	No matters arising 
	N/A

	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 3A and 3B of Schedule 6 as it comprises Council proposed development with a capital value of more than $5 million. 
	Y

	State Environmental Planning Policy (Precincts—Central River City) 2021 or 
State Environmental Planning Policy (Precincts—Eastern Harbour City) 2021 or
State Environmental Planning Policy (Precincts—Regional) 2021 or State Environmental Planning Policy (Precincts—Western Parkland City) 2021
	No matters arising 
	N/A

	State Environmental Planning Policy (Primary Production) 2021
	No matters arising 
	N/A

	SEPP (Resilience & Hazards) 
	Chapter 4: Remediation of Land. 
	Y (see section of the report below)

	State Environmental Planning Policy (Resources and Energy) 2021
	No matters arising 
	N/A

	State Environmental Planning Policy (Transport and Infrastructure) 2021

	No matters arising 
	N/A

	Proposed Instruments 
	No proposed instruments apply. 
	N/A

	LEP
	· Clause 2.3 – Permissibility and zone objectives
· Clause 6.4(e) – Essential Services. 
	Y

	DCP 
	No DCP applies – Generally Consistent with Bingara town plan 
	Y





SEPP (Biodiversity & Conservation) 2021

Consideration was given to Section 4.8(2) of the SEPP.  No Koala plan applies to the land.  Accordingly, this clause does not apply to the application. 

SEPP (Sustainable Buildings) 2022

[bookmark: _Toc165987626][bookmark: _Hlk170483120]Clause 3.2(2) of State Environmental Planning Policy (Sustainable Buildings) 2022 requires that “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 consent authority is the Regional Planning Panel.  On this basis it is the Panel that needs to be satisfied that the requirements of the SEPP have been met.  The Guidelines referred to in the SEPP have not yet been made available. We refer to the Embodied Emissions Technical Note (DPE undated) accessed 17 May 2024.   Accordingly, the table provided below is sufficient.
Design Statement from the Architect
The proposed Bingara Administration Building responds to the State Environmental Planning Policy (Sustainable Buildings) 2022 Clause 3.2 as follows:

(a) the minimisation of waste from associated demolition and construction, including by the choice and reuse of building materials,
· Many of the materials from the existing building are unsuitable for re-use due to age and deterioration.
· Bricks are soft – some have been salvaged for reuse as decorative finishes to the new tilt panel walls.  
· Timber was found to be brittle and unable to be salvaged.  Roof framing material has been salvaged for re-use as joinery items within the new structure.
· Existing solar panels are being re-used on the new building.
(b) a reduction in peak demand for electricity, including through the use of energy efficient technology,
· Solar Panels are being re-installed and augmented to the new building;
· All lighting and fixtures are LED
· HVAC is zoned into small zones and fitted with activity sensors to minimise un-necessary use
(c) a reduction in the reliance on artificial lighting and mechanical heating and cooling through passive design,
· All faces of the building have access to daylight.  Staff areas and open office areas are deliberately exposed to natural light.  Even the edge to the common wall incorporates high-level glazing designed to illuminate the internal space during daylight hours.
· Shading studies have been used to inform the placement of glazing, overhangs and other shading devices.
(d) the generation and storage of renewable energy,
· As above solar panels are being salvaged from the existing building for re-use.
· Battery storage was not considered necessary as the peak use time and peak generation time overlap meaning there is little efficiency to be gained from battery storage.
(e) the metering and monitoring of energy consumption,
· NCC 2022 Section J has been adopted in full in the design of energy systems.  
· Separate monitoring of energy usage is available in the switchboard.
(f) the minimisation of the consumption of potable water.
· Roof water capture has been utilised on site for both on-site re-use and detention capacity to mitigate peak flows during rain events.  Approximately 50,000 litters of stored water is available for use in sanitary facilities and on site irrigation and cleaning.
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SEPP (Resilience and Hazards) 2021

Consideration has been given to Section 4.6 of the SEPP. Details of contamination and remedial measures affecting the previous Council site and adjoining commercial site are outlined below in this report.  A separate assessment is provided  for 39 Cunningham Street under the SEPP.  A suitable condition (Draft Condition 7) recommended to address contamination issues.  

Previous Council building and adjoining commercial building 

It is noted that contamination has been addressed under the previous DA for demolition of the Council buildings and adjoining commercial building. It is considered that subject to suitable conditions (recommended) that the clauses 1(a) and (b) and (c) have been satisfied.  

The use of the land is not changing, and accordingly clause 2 does not apply. 

The provisions of clause (3) have been addressed in the demolition DA which has resulted in additional investigations and a Remedial Action Plan being prepared and submitted to the Council.  

In terms of Clause (4), the land is not in an investigation area.  Consideration has been given to Table 1.  This was addressed in the DA for the demolition of the Council buildings and adjoining commercial development when the land use history identified a former car repair station on No. 35 Maitland Street.   The land is not proposed to be used for residential, educational, recreational, or childcare purposes, or for the purposes of a hospital. 

Details of Contamination 

In short, the site has several types of contamination as might be expected from buildings of that age.  As part of that DA, a report was commissioned from SMK Consultants in Moree, who reviewed the site undertaking a preliminary site investigation.  This involved the following steps:

[image: A close-up of a white background
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The report identified the following contaminants:
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A sampling program was undertaken which focused on the areas with the highest likelihood of contamination.   The following results were obtained. 
[image: ]
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That report identified a staged remediation process. 

[image: ]

As can be seen from the table, ongoing investigations were recommended during the process as the demolition itself was likely to expose further contamination.   This has, in fact, been the case and works are continuing to remediate the site in accordance with EPA protocols.  Once the site has been adequately remediated for the proposed use, a site clearance certificate would issue from the monitoring consultants confirming that the site is clear for development. 

Previous Residential Building at 39 Cunningham Street

It is noted that the land is proposed to be used for carparking.  The change in use is such that the proposed land use is less sensitive than the current land use.  

Under Clause (1) The age of the dwelling suggests that contamination may be present in terms of asbestos and lead-based paint.  No other contamination is likely on the site.  Standard precautions would be required for the demolition of this dwelling.  

Under Clause (2) No use of the land for a purpose set out in Table 1 to the Guidelines is known to have occurred and therefore Clause (3) does not apply. 

The land concerned does not meet any of the criteria in Clause (4).  

Management of contamination is best achieved through a draft condition (Condition 7) which addresses management of this issue. 



Gwydir Local Environmental Plan 2013

The relevant local environmental plan applying to the site is the Gwydir Local Environmental Plan 2013 (‘the LEP’). The site is located within the RU5 Zone pursuant to Clause 2.2 of the LEP.  

The use is a permissible use under Gwydir LEP 2013, in that it is included under “Any other development not specified in item 2 or 4”.  This use is considered in accordance with the zone objectives in that it provides services and facilities appropriate to a rural village. 


[image: ]
Figure:  Zoning of the land 


General Controls and Development Standards (Part 2, 4, 5 and 6)

Clause 6.4 addresses essential services. In considering Clause 6.4(e) it is noted that the land is existing serviced land in the Bingara Town Centre.  Accordingly, the following services are already available and connected to the land:  water supply, sewer and power.  These are the subject of draft conditions 6 and 28. 

Stormwater drainage was also available to the previous development, and details of the use of existing systems together with any new works would be detailed in the Construction Certificate.  

Access has been the subject of discussion elsewhere in the report. 

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

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

There are no proposed instruments. 
(c) Section 4.15(1)(a)(iii) - Provisions of any Development Control Plan

[image: ]Gwydir Shire does not have a DCP.  Instead, there are town plans for Warialda and Bingara.  Set out below are some key aspects from the Bingara Town Plan which are of relevance to the site. 
. 
[bookmark: _Toc146242507][bookmark: _Toc146243522]Figure: Bingara Community Plan Strategy

The Community Plan Strategy reinforces the key role of Maitland Street in the town, as the key “axis”.  
[image: ]

[bookmark: _Toc146243523]Figure: Bingara Key Infill Sites

The site is known as “Key site 3” and shown in light blue in the diagram. 

[image: A close-up of a map of a town
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[bookmark: _Toc146242508][bookmark: _Toc146243524]Figure: Bingara Town Strategy

The town strategy includes site of No. 33 as a “key site” in the town.  The overall Council owned site is identified as forming a key precinct, with potential for a variety of uses, including town centre residential. 
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[bookmark: _Toc146242509][bookmark: _Toc146243525]Figure: Bingara Key Infill Sites
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[bookmark: _Toc146242510][bookmark: _Toc146243526]Figure: Actions to care for Maitland Street

The Bingara Town Strategy Plan identifies the Depot site as a key site (Site 3).  The redevelopment of the Council chambers part of the site would not preclude future redevelopment of the depot site for housing, as per the plan, and recommendations in the Housing Strategy that is currently on exhibition.  
In addition, consideration has been given to Actions to Care for Maitland Street.   The key actions are listed below, together with comments:

1. Retain deep awnings and awning posts and continue these with any new commercial or mixed use buildings.
The Memorial Hall did not have awnings, although the commercial building adjacent had a suspended awning.  The replacement building is not a commercial building, but a community building.  It is important, therefore, that the overall site “reads” in a way that reflects the former Council buildings on the site.  In this instance, a variation regarding the provision of awnings is considered appropriate. 

2. Retain all buildings on the front boundary, and off-street carparking behind buildings.
Off street carparking is being increased, behind the building.  For historical reasons, creating a zero setback for the whole site was not supported.  The key community issue was retention of the façade of the old memorial hall, which is set back, and ensuring that the redeveloped site responded to that history. 
  
3. Provide detail to new buildings and front facades, incorporating recesses, window detail and brickwork consistent with the Main Street’s character.
The new building cluster preserves the existing façade of the memorial hall, though specifically conditioning painting treatment to echo an historical palette would be of advantage (draft Condition 8).  The newer section avoids “pretend heritage” but is unashamedly modern.  It does, however, have good attention to detailing on the recessed sections.  The length addressing the street frontage makes a bold statement, but one which is consistent with monumental architecture associated with memorials.  Overall, the height and the complexity are consistent with streetscape character, while the setbacks maintain links to the past buildings on the site. 
  
4. Develop a signage trail – The stories of Bingara, focusing on interesting tales regarding particular buildings, and celebrating history.
It was required, as part of the demolition requirements of the previous Council buildings, that an interpretive feature be included in the public courtyard.  This would be consistent with this action. 

5. Improve the laneways to provide better footpaths, lighting and linkages.
No laneways are affected by the proposal. 

6. Promote public spaces by encouraging more sitting, gathering and (sic)
The site provides enhanced public opportunities by creating an attractive public space on the north of the new building.  Details of street furniture to encourage seating and mingling would be included in the detailed landscaping plan.  A suitable condition is proposed (draft Condition 2). 


(d) S7.11 Development Contributions Plan 

No Contributions Plan is relevant to the development. 

(e) 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. 


(f) Section 4.15(1)(a)(iv) - Provisions of Regulations
[bookmark: _Hlk99095345]
Section 61 of the 2021 EP&A Regulation contains matters that must be taken into consideration by a consent authority in determining a development application, with the following matters being relevant to the proposal:
If demolition of a building proposed - provisions of AS 2601;
A draft condition is recommended (Condition 
Section 62 (consideration of fire safety) and Section 64 (consent authority may require upgrade of buildings) of the 2021 EP&A Regulation are not relevant to the proposal.

Section 66A of the Environmental Planning and Assessment Regulation 2021

This section of the Regulation does not apply, as Council is not determining the application.  Council does not have a formal policy regarding conflict of interest.  In practice in this case conflict of interest issues have been addressed by the application being prepared by a third party, and the assessment being undertaken by a different third party. 

The provisions of the 2021 EP&A Regulation have been considered and are addressed.

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 the planning controls outlined above and the Key Issues section below. 

Use of the Site
The development consists of a “like for like” development when compared with the previous uses of the site.  Accordingly it is not anticipated that the uses would increase noise and traffic to any significant level when compared to the previous site uses.  

Noise 
Noise would be managed during construction according to EPA Guidelines.  Operational noise (e.g. of plant and equipment) has been conditioned (draft Condition 33) to minimise impacts at nearby residential premises. Extracts from the Acoustic Report are provided over:
[image: ]



Visual Impact
A partial retention of the façade of the previous building, which was a war memorial hall, ensures that there is continuity in the streetscape, noting that a modern building is being erected on the lot adjoining the former hall.  In general, the building “reads” in a way that is consistent with the streetscape. 

Specific attention needs to be given to colours, with a suitable condition (Draft Condition 8) recommended. 

Usability of Proposed Public Area
The public area should include seating, tables and the like to encourage people to gather and utilise the space.  A suitable condition (Draft Condition 2) is recommended. 


Parking 
Consideration has been given to the quantum of parking.  It is noted that the overall area of built form is reducing from 1461m2 to 1098m2. This is a reduction in area of some 25%.  In addition, the former community hall has been demolished, and there is no longer the need to provide for larger events.  Depot parking would be accommodated within the main depot site and the existing informal parking on Lot B, adjoining to the north.  None of the depot parking is required to serve the development.  

The previous site had parking at the rear for four cars only. The proposed office parking area was then informal and was typically utilised by some 16 vehicles per day.   The new development provides a dedicated carpark area on Lot A, 39 Cunningham Street, the site of a former dwelling.  This carpark area provides for 26 spaces.  In addition, formalisation of the angle parking in Maitland Street is proposed, which would improve parking efficiency by an estimated 2 spaces.  

In the absence of a DCP, guidance as to the adequacy of the proposed parking can come from typical parking rates for different types of development.  
· Office space – Typically 1 space per 40m2 

Looking to these guidelines, we find:
· 766m2 office space equates to 19 spaces 

The community spaces would operate as follows.  Council meetings are outside business hours, and ample parking is available on-street with angle parking provided.  Toilet usage and counter attendance would generally be by persons already visiting the town centre who would generally park in the main street.  

Field observation shows that there is no shortage of on-street parking in the vicinity.  The tourist information centre would attract visitors to the town, however they, also, would predominantly utilise on-street parking.  

The ten spaces available in the reconfigured parking together with the additional two spaces in Maitland Street are considered adequate to support the community uses.  

The space would be compliant with AS2890.  A condition (Draft Condition 10).

It should also be noted that formalisation of the existing depot parking (not the subject of this development application) provides an for twenty-two (22) spaces, which is in excess of the depot needs.  Therefore, this area can act as over-flow parking if needed.  

Access
Access was originally proposed via a Right of Way, and also through the Council’s depot site and informal parking area.   In order to reduce the conflict between heavy vehicles accessing the depot and parking for the new Council building, the decision was taken to acquire 39 Cunningham Street, a house that would have been surrounded on three sides by the development.  This is to be demolished under this application with the site to be available for dedicated parking and access.  

A two-way access is proposed from Cunningham Street, that would cater for car traffic, together with access for a waste collection vehicle (which would be out of hours) and the occasional delivery vehicle (maximum size medium rigid; frequency 1-2 per business day).  

The delivery vehicles would manoeuvre on site as shown on the swept area diagram.  Pedestrian pathways have been identified that would minimise conflict with on-site vehicles. 

CPTED
The issue of CPTED was given careful consideration in the design development.  Essentially the tension was between demolishing much of the existing façade to improve surveillance into the site or retaining an element of considerable importance to the Bingara community.  The on-balance decision was taken to keep the main façade elements, but to ensure as much transparency as possible.   

Bingara is perceived by its residents as a safe town, as outlined in the Bingara Plan.  This is borne out by statistics from the Bureau of Crime Statistics and Research which show that Gwydir Shire is generally low in crime except for domestic violence and stealing/robbery from dwellings and motor vehicles where it is low-mid range.  

As part of security approached, the pathway from the community open space towards the rear of the site would be locked at night. A condition (draft Condition 39) is recommended.

Summary
It is considered that the proposal, subject to suitable conditions, 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 suited for the development, noting that it was previously used for a similar purpose.  It is well provided with services, is free from natural hazards and is compatible with adjoining and adjacent developments.

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

These submissions are considered in Section 4.3 of this report. 


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

The development is considered to be in the public interest.  Acoustic impacts are able to be mitigated though conditions of consent, and the proposal is consistent with planning controls, including the relevant SEPPs, the Regional Plan, the LEP and the Bingara Town Plan. 

It will enable additional staff to be located in Bingara, and will contribute to community well-being.  Consideration has been given to public safety in the design of the facility.  

4. REFERRALS AND SUBMISSIONS 

4.1 Agency Referrals and Concurrence 

The development application has no requirements to be referred to agencies, and no concurrence requirements apply. 
4.2 Council Officer Referrals

The development application has been referred to various Council officers for technical review as outlined Table 4. 

Table 4: Consideration of Council Referrals
	Officer
	Comments
	Resolved 

	Engineering 
	Council’s Engineering Officer reviewed the submitted stormwater concept plan and considered that there were no objections subject to conditions. No comment was made on access or parking issues. 
	Y

	Building and Environment
	The imposition of conditions relating to a waste management plan was recommended.  
	Y



The issues raised by Council officers are addressed in conditions. 

4.3 Community Consultation 

The proposal was notified in accordance with the Council’s Community Participation Plan from 11 March 2024 until 10 April 2024The notification included the following:

· An advertisement in the local newspaper – Northern Daily Leader
· A sign placed on the site;
· Notification on Council’s website and Facebook page;
· Notification letters sent to adjoining and adjacent properties (17 letters sent);
· Notification at Council venues being the Bingara Admin Centre, Bingara Library, Warialda Admin Centre, Warialda Tourist Information Centre. 

The Council received a total of one unique submission, comprising 1 objection. The issues raised in these submissions are considered in Table 5.  A submitter list is attached. 

Table 5: Community Submissions
	Issue
	No of submissions
	Council Comments

	Use of Right of Way 

Owner of the right of way expressed concern about lack of consultation and indicated future intensions to use the land. 
	1
	The development has been reconfigured to avoid the need to utilise the right of way, although this would have facilitated service vehicle access. 



It was not considered necessary to fully re-notify the plans given there was only one objection.  Instead, a limited supplementary notification of seven (7) days was carried out of the two properties, the subject of the right of way, as well as the commercial use opposite the proposed carpark.  No submissions were received.  



5. SUMMARY OF 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 Contamination
This was considered as part of the demolition of the previous buildings, and site remediation has been occurring as part of the demolition process.  A site contamination clearance certificate is being sought once clean-up is completed.  Demolition of the dwelling at 63 Cunningham Street has been assessed.  A condition is recommended to address contamination issues prior to issue of a construction certificate (Draft Condition 7). 
5.2 Acoustics
The response to the RFI for the development provided a desk-top study which identified that the likely acoustic impacts of the proposal would be within the 5dbA criterion at the nearest sensitive receiver. It is noted that this dwelling has now been purchased by Council and demolished. 
5.3 Traffic and Access
The majority of traffic would enter and leave the formalised parking area proposed on 39 Cunningham Street.  Access now does not utilise the existing rights of way. 
5.4	Parking 
A revised approach to parking has been applied through the purchase of the adjoining dwelling and optimisation of on-street parking.  
5.4     Urban Design 

The proposed building form presents sympathetically to the streetscape and is similar bulk and scale to existing development.  Colours need careful consideration. 

It is considered that it positively contributes to the character of the area. 

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. 

7. RECOMMENDATION 

That the Development Application DA No 48/2023 for a community facility and office development at 33-35 Maitland Street Bingara be APPROVED pursuant to Section 4.16(1)(a) or (b) of the Environmental Planning and Assessment Act 1979 subject to the draft conditions of consent attached to this report at Attachment A. 

The following attachments are provided:

· Attachment A – Revised Draft Conditions of Consent
· Attachment B – Amended SEE – 03 July 2024.
· Attachment C – Plan Set for DA Approval.  Contains the complete architectural plan set and landscaping plans.
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Step 1: About the building Fillout biue cells
[Buitding location and site data [value unit Note [Comment
Buiding address. 33-35 Maitiand Street
Postcode [2404 Required [Postcode of building
[Townicity Bingara [Town/city/suburbiregion automated from postcode (may not give exact town name) [Towncity/suburbiregion of the buiiding site.
tatance 1o nesrestmajor cylown el Erter for atiroglons!ocations only Pecire re shoest ute by road 0 your st from h catof yournearstmajr ity (100,000 pecpe). Th vt st e aversati by a
Project stage [Development Appiication Required Stage of development
INew buid o major renovation? [New build [Required
[Brownfield or greenfield site? Greenfield Required
[Fioor area by NCC building classification [Gross GFa) [Net (NLANSAUFA) unic Note
Please enter all floor areas relevant to your building. Leave areas blank if not applicable. Please enter Gross Floor Area (GFA) for
building classifications. Please also enter the corresponding net area (Nt Lettable Area, Net Sellable Area or Usable Floor Area)
[ where it is commonly used for that building classification.
[Class 1a: Detached residential buildings o [Reqired for Class 1a: Detached residential houses, townhouses [Gross Floor Area (GFA), as defined by the AIQS Australian Cost Management Manual
Class 1b: Boarding houses and hostels e [Required for Class 1b: Boarding house, guest house, hostel [Net area (Net Lettable Area, Net Sellable Area, Usable Floor Area), as defined by the PCA's Method of Measurement
[Class 2: Mult-unitresidental builings m* [Required for Class 2: Muli-unit residential, inciuding apartment buikings
[Class 3- Other residential buildings m* [Required for Class 3: Other residential buildings
[Class 4 Residential inside non-residential e [Required for Class 4: Residentialbuilding inside a non-residential buiing, e.g., caretaker residence
[Class 5: Offce buidings 1,098] 685[m* [Required for Class 5: Office buiding
[Class 6: Retail buidings o [Required for Class 6: Retail buiding, e.g., shop. restaurant, café
Class 7a: Carparks o [Required for Class 7a: Carparks
[Class 7b: Warehouse-type buildings m* [Required for Class 7b: Warehouses, wholesalers and storage facilties
[Class 8: Industrial buidings o [Required for Class 8: Industial buidings, .9, factories and workshops
[Class 9a: Healthcare buiidings o [Required for Class 9a: Healthcare, e.g., hospitals, clinics, day surgeries
[Class 9b: Civic buidings m* [Required for Class 9b: Civic buikings, e.g.,theares, civic centres, train stations
[Class oc: Aged care and personal care buidings o [Required for Class 9c: Aged care and personal care
Class 10a: Non-habitable buidings o [Required for Class 10a: Non-habitable buidings including sheds, carports and private garages
[Class 106: Miscellaneous structures o [Required for Class 10b: Miscellaneous structures, including fences, masts, aniennas, retaining walls and swimrming pools
[Class 10c: Bushiire shetters m* [Required for Class 10c: Bushiire sheltrs not attached o a Class 1a buikling
Total 1,098) 685|m* [Required: Sum of m inputs must be more than 0.
[Project information [value unit Note
[Total cost o project 6,000,000/AUD excl. GST |Required include tabour, materials, transport, plant, equipment and professional fees. Exclude GST, land, finance, escalation and other costs
Buiding design e 50]years Required I uncertain, enter 50 years
Estimated envelope lfe [years |optional
Estimated replacement cycle for mechanical services [years |optional
Estimated replacement cycle for vertcal transportation years [optional
[Dimensions of the building and the site [value unic Note
Site area 2,910[m* [Required [Total area of site to exteral boundary.
[Shared services or infrastructure. [ves Required indicate if there are shared services that the building utlises, or shared foundations, basement or podium
Buiding footprint area 1,098 m Required [Total floor area of the ground floor measured to the outside edge of the floorplat.
[Typical floor area ( different to building footprint area) o |only needed f diferent to row above
[Typical floor perimeter 200[m Required
[Area of extemal carpark (not included in GFA) 1,120 [Reqired. Enter 0 if not applicable.
[Area of extemal hardstand (not included in GFA) o] [Required. Enter 0if not applicable
[Area of other hard landscaping (not included in GFA) 578[m* [Required. Enter 0 if not appiicable: include all other impervious areas. For example, patios, paths and driveways (not already included in carparks and hardstands above).
INumber of loors/storeys above ground, including ground floor 1no. Required
[Number of floors/storeys below ground 0fno. [Required. Enter 0if not applicable
[Number of floors/storeys of car parking 0fno. [Required. Enter 0 if not appiicable:
[Total height above ground 6,080|m [Required [Measured from the average finished grade to the highest point of the bulding, excluding protrusions (ighting rods, masts, chimneys, etc.)
[structural material choices [value unit Note
Foundation type [Stab-on-ground Required
Frame type (dominant) [Hybrid: Steel, reinforced concrete [Required
[Suspended floor type (typical) [only needed for mult-storey buikings
e rr o e U, o s
?ee;u:;c i I\)x)mem specified in your buiding k e ——
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Fill out blue cells

ICMS3 (Level 3 Codes Construction)

structure, stairs, ift shafts and balconi

W

T e e

Coverageof seuchiral il sond - W s roqirwsri o0 sl o o rsriesin e e
Concrete in-situ s10MPa me Please enter reinforcing steel as part of "Reinforcing steel” below 01_SBor 02-11 020r03
Concrete in-stu >10 MPa to 520 MPa me Please enter reinforcing steel as part of "Reinforcing steel” below 01_8B or 02-11 020103
Concrete in-situ >20 MPa to <32 MPa m* Please enter reinforcing steel as part of "Reinforcing steel” below 01_SBor 02-11 020r 03
Concrete in-situ >32 MPa to <40 MPa. 151.0|m? Please enter reinforcing steel as part of "Reinforcing steel” below 01.SBor02-11 020r03
Concrete in-situ >40 MPa to <50 MPa m Please enter reinforcing steel as part of "Reinforcing steel” below 01_SB or 02-11 020r03
Concrete in-situ >50 MPa to 560 MPa me Please enter reinforcing steel as part of "Reinforcing steel” below 01_SBor 02-11 020r03
Concrete in-stu 60 MPa to <80 MPa me Please enter reinforcing steel as part of "Reinforcing steel” below 01_8B or 02-11 020103
Concrete in-situ >80 MPa to <100 MPa m* Please enter reinforcing steel as part of “Reinforcing steel” below 01_SBor 02-11 020r 03
Concrete in-situ >100 MPa m* Please enter reinforcing steel as part of "Reinforcing steel” below 01_SB or 02-11 020r03
e oot : I S Ok e o s oo
Concrt sk Holow cre u Poas e o o il conret an  rmrn s i n foms boveelon.  ©'-S2 ozerea
Concrete blockibrick Solid me Enter as cubic metres, calculated as (area in m?)* thickness in mm/ 1000) o158 020103
Concra ockbrick sapc i o ik e, o 5 (1 ) (hcknes n /1000 s 02ta
Mortar - kg 01_88 020r03
Include all reinforcing steel bar/mesh in the building's structure in this row. Usually this is.
Reinforcing steel Bar & mesh 29,515(kg calculated as kg/m? per concrete element and then summed. Example: 10 m? of 40 MPa concrete 01_SB or 02-11 020r 03
@ 100 kg/m® + 5 m* of 50 MPa concrete @ 150 kg/m = 1,750 kg reinforcing steel.
Reinforcing steel Fibre & strand kg Include all steel fibre reinforcing and steel strand in the building's structure in this row. 01_SBor 02-11 020r 03
‘Structural steel Hot rolled structural 27| Examples include universal beams, universal columns and welded beams 01_SB 020r 03
‘Structural steel Cold formed structural 46| Examples include C purlins, Z purlins and all light gauge steel framing 01_SB 020r 03
Structural steel Other welded structural t 01_s8 020r03
‘Structural steel Plate 1 Include any allowance for connections here 01_8B 020r03
‘Structural steel Sheet It 01_SB 020r 03
Stainless steel - t Primarily for engineered timber structure connections. 0211 020r03
et - e e e U wos
= plos Stoel roinforcing 1o u‘:«m«nnmw. please make your bes estmale. I not known at CC stage please ask o, o P
Steel piles - t Where concrete and reinforcing steel are also used, enter these i the rows above. 01_s8 020r03
Timber poles/piles - m* Where concrete and reinforcing steel are also used, enter these in the rows above. 01_SB 020r 03
Timber (solid) ‘Sawn softwood m* 02_11 020r 03
Timber (soid) ‘Sawn hardwood me 02_11 020r03
Timber (engineered) ot me 02_11 020r03
Timber (engineered) Gllam me 0211 020r03
Timber (engineered) L m* 02_11 020r 03
Timber (engineered) osB m* Enter as cubic metres, calculated as (area of wall in m?) * (thickness in mm / 1000) 0211 020r03
Brick Heat cured me Enter as cubic metres, calculated as (area of wall in m?) * thickness in mm / 1000) 02_11 020r03
Structural Insulated Panel (SIP) Steel outer me 01_s8 020r03
Stuctural Insulated Panel (SIP) Aluminium outer me 01_s8 020103
Structural Insulated Panel (SIP) Engineered timber outer m?* 01_SB 020r 03
Fil - t Include purchased material only. Exclude site-won material. 01.s8 o1
Sand & gravel - 84| Include purchased material ony. Exclude site-won material and sand/gravel n concrete. o1s8 o
Waterproofing membrane Bituminous e 01_s8 010r020r 03
Waterproofing membrane Polyethylene 1,055([m* 01_8B 01o0r020r 03
Other structural (Describe and add unit >>) | Please enter a description for any structural material that does not fit a predefined classification
Other structural (Describe and add unit >>) [Please enter a description for any structural material that does not fit a predefined classification
Other structural (Describe and add unit >>) [Piease enter a description for any structural material that does not fita predefined classification
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‘This includes the roof cladding, wall cladding, windows, doors and internallexternal shading. It also includes.

insulation and the intarnal wall linina of anvalana walls.

. [Required. Coverage of spend for the envelope tems you have entered below.
Coverage of envelope material spend a0l etk e sins.
Enter as " ofroof area. Exclude allowances for overiap in the roofing sheets. This ow incudes
all meta-coated and pre-painted steel sheets where steel is the base meta. Examples include:
Roof ladding Profed steel 1,330|me bt e sy e o) 05-RE 030r04
coated steel, whether painted or unpainted.
. . Enter as m* of roof area. Exclude allowances for overlap in the roofing sheels. This row also
Roof cladding Profied aluminium me e T e 05 RF 030r04
dating Protiod ane - Enter as m of oot area. Excude alowances fo ovelapin th roofing sheets. This row also. g o 3008
Roo inciudes pre-painted zinc shes.
Roof ciadding Membrane o Enter as m ofroof area. Exclude allowances for overlap in the membrane sheels. 05_RF 030r04
Roof cladding Tiles (vadiional clay) e Enter as m ofroof area. Exclude allowances for overiap between th tes 05 RF 030r04
Roof cladding Tikes (concrete) m Enter as ' ofroof area. Exclude allowances for overiap between the tes. 05 RF 030r04
Roof cladding Other (Please describe >>) o Please enter a descipton for any roofing tha does not fit a predefined classification 05 RF 030104
. Enter as ' of wal area. Heat-cured brcks use a kiin or furmace to aise the brick temperature
Wallcadding Bricks (heat cured) e B e 2 06 EW 030r04
Wallcladding Bricks (ai dried) e Enter as " of wal area. Aircred bricks are cured using ambient temperature. 06 EW 030r04
Walldadding Bricks (under firec) m Enter as m* of wall area. 06 EW 030r04
Wall dadding Bricks (concrete) m Enter as m' of wal area 06_EW 030r04
Wall dadding Mortar and render ko 06_EW 030r04
Enter as m? of wal area. Exclude allowances for overlap in the cladding sheets, offcuts, etc. This
. row includes all metal.coated and pre-painied steel sheets where steel i the base melal.
T Rreciskel <o Examples include: galvanised steel, zinc-aluminium (zincalume) coated steel and zinc-aluminium- %8-EW e
magnesium (ZAM) coated steel, whether painted or unpainted.
. - Enter as m* of wal area. Exclude allowances for overlap in the cladding sheels, offcuts, etc. This
Wall dadding Profied aluminium m e e e 06 EW 030r04
Walldading protiod ane - Enter as m?of wallarea. Excude alowances for overla inthecadding shees,offut, et This g ¢ 3008
row also includes pre-painted zinc sheels.
Wall dadding ‘GRC dladding m Enter as m' of wal area. GRC = Glass Reinforced Concrete. 06_EW 030104
Wall dadding Timber weatherboards m Enter as m of wal area. Exclude allowances for overiap between weatherboards, offcuts, ec.  06_EW 030r04
Wallcadding Fibre cement board 27| Enter as m of wal area. Exclude allowances foroffcuts,elc. 06 EW 030r04
Wallcladding Terracotta e Enter as m of wal area. Exclude allowances foroffuts,elc 06 EW 030r04
Walldadding Brick ties / venoers m Enter as m* of wal area. Exclude allowances for offouts, efc. 06_EW 030r04
Enter as m of wal area. Exclude allowances foroffcuts,etc. Incude both extermal wall nings
Wallcladding Plasterboard 2450[m* e 12_WF or 06_EW 030104
Enter as m of wal area. Exclude allowances foroffcuts,etc. Incude both extenal wall lnings
Walldadding Plywood ™ and internal walings for envelope walls. 12.WF or 06_EW 030r04
Walldadding Other (Please describe >>) o Prease enter a descripton for any wallciadding that does no it a predefined classifcation ~ 06_EW or 12_WF 030104
Windows & doors. Auminium frame 258/m* Include all single glazing, including standard, toughened, laminated and low-& 07_WW or 08_ED 030104
Windows & doors Auminium frame m Include all double glazing, including standard, toughened, laminated and low-& 07_WW or 08_ED 030r04
Windows & doors Auminium frame m Include all tile glazing, including standard, toughened, laminated and low-E 07_WW or 08_ED 030r04
Windows & doors Timber frame m Include all single glazing, ncluding standard, toughened, laminated and low-E 07_WW or 08_ED 030104
Windows & doors Timber rame o Include all double glazing,including standard, toughened, laminated and low-E 07_WW or 08_ED 030r04
Windows & doors Timber frame e Include allriple glazing, incuding standard, toughened, laminated and low-E 07_WW or 08_ED 030r04
Windows & doors UPVC frame m Include all single glazing, incuding standard, toughened, laminated and low-& 07_WW or 08_ED 030r04
Windows & doors UPVC rame m Include all double glazing, incuding standard, toughened, laminated and low-E 07_WW or 08_ED 030r04
Windows & doors UPVC frame o Include alliple glazing, incuding standard, toughened, laminated and low-E 07_WW or 08_ED 030r04
Windows & doors Frameless e Include allsingle glazing, incuding standard, toughened, laminated and low-E 07_WW or 08_ED 030r04
Frameless e Include all double glazing, incuding standard, toughened, laminated and low-E 07_WW or 08_ED 030r04
Frameless m Include all tile glazing, including standard, toughened, laminated and low-E 07_WW or 08_ED 030r04
Other (Prease describe >>) m Please enter a descripton for any windows or doors that do not ft a predefined classiication  07_WW or 08_ED 030104
Please declare all single-skin fagade area n this secton. Alldouble-skin fagade area should be
Curtain wall Single skin faade m entered in the next sectio. Include all single glazing, nclucing standard, toughened, laminated  06_EW 030104
and low-£
Curtain wall Single skin fagade m Include all double glazing, including standard, toughened, laminated and low-& 06 EW 030r04
Curtain wall Single skin faade m Include alliple glazing, incuding standard, toughened, laminated and low-E 06_EW 030r04
Curtain wal Single skin fagade e 06_EW 030r04
Curtain wall Single skin fagade e GRC = Glass-fbre Reinforced Concrete 06 EW 030r04
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Curtain wall Single skin fagade e 06_EW 030104
Curtain wall Single skin fagade m 06_EW 030104
Curtain wall Single skin fagade e 06_EW 03004
Please declare all double-skin fagade area in this section. Please declare as the area of the
Curtain wall Double skin fagade m? curtain wall and do not enter the inner and outer skins twice. 06_EW 030104
Include all single glazing, including standard, toughened, laminated and low-E.

Curtain wall Double skin fagade m ‘The type of glazing refers to the building's envelope wall, not including the outer skin 06_EW 030104
Curtain wall Double skin fagade e “The type of glazing refers to the building's envelope wall, ot including the outer skin 06_EW 03004
Curtain wall Double skin fagade me 06 EW 030104
Curtain wall Double skin fagade m GRC = Glass-fibre Reinforced Concrete: 06_EW 030104
Curtain wall Double skin fagade m? 06_EW 030104
Curtain wall Double skin fagade m 06_EW 030104
Curtain wall Double skin fagade e 06_EW 03004
Curtain wall Other (Please describe >>) me Please enter a description for any curtain wall that does not fit a predefined classification 06_EW 030104
Stick-framed wall system Aluminium frame m Include all single glazing, including standard, toughened, laminated and low-E 06_EW 030104
Stick-framed wall system Aluminium frame e Include all double glazing, including standard, toughened, laminated and low-E 06_EW 030104
Stick-framed wall system Aluminium frame m Include alltrple glazing, including standard, toughened, laminated and low-E 06_EW 030104
Stick-framed wall system Aluminium frame me 06 EW 03004
Stick-framed wall system Aluminium frame me GRC = Glass-fibre Reinforced Concrete 06_EW 030104
Stick-framed wall system Aluminium frame m 06_EW 030104
Stick-framed wall system Aluminium frame m? 06_EW 030104
Stick-framed wall system Aluminium frame m 06_EW 030104
Stick-framed wall system Steel frame e Include all single glazing, including standard, toughened, laminated and low-E 06_EW 030r04
Stick-framed wall system Steel frame m Include all double glazing, including standard, toughened, laminated and low-E 06_EW 030104
Stick-framed wall system Steel frame m Include allriple glazing, including standard, toughened, laminated and low-E 06_EW 030104
Stick-framed wall system Steel frame m? 06_EW 030104
Stick-framed wall system Steel frame m GRC = Glass-fibre Reinforced Concrete: 06_EW 030104
Stick-framed wall system Steel frame me 06 EW 03004
Stick-framed wall system Steel frame m 06_EW 030104
Stick-framed wall system Steel frame e 06 EW 030104
Stick-framed wall system Other (Please describe >>) e [Please enter a description for any wall system that does ot it a predefined classification 06_EW 030104
Walllouvre system Aluminium m? 06_EW 030104
Extemal shading system Aluminium frame e Please enter as m of shaded area = linear metres * (width in mm / 1000) 06_EW 030104
External shading system Aluminium frame me Tloass onier 85 1 of sheded roa = Ineer meres ° (widh In mm/ 1000). 06_EW 03004
External shading system me Please enter as m* of shaded area = linear metres * (width in mm / 1000) 06_EW 03004
Extenal shading system m Please enter as m of shaded area = linear metres * (width in mm / 1000) 06_EW 030104
Extemal shading system Aluminium frame m? Please enter as m of shaded area = linear metres * (width in mm / 1000) 06_EW 030104
Extemal shading system Aluminium frame 3 Please enter as m of shaded area = linear metres * (width in mm / 1000) 06_EW 030104
Extemal shading system Aluminium frame m Please enter as m of shaded area = linear metres * (width in mm / 1000) 06_EW 030104
External shading system Aluminium frame me Please enter as m* of shaded area = linear metres * (width in mm / 1000) 06 EW 030104
Extenal shading system Other (Please describe >>) me Please enter as " of shaded area = linear metres * (width in mm / 1000) 06_EW 030104
Roller doors Steel profile o|m? Please note unitis square metres, not quantity 08_ED 030104
Roller doors Hardwood over steel e Please note unitis square metres, not quantity 08_ED. 030104
Roller doors ‘Softwood over steel m Please note unitis square metres, not quantity 08_ED. 030104
Revolving doors Glass/aluminiumsteel no. 08_ED. 030104
Fire-rated doors, Engineered timber no. Please enter as single-leaf equivalent. For double-leaf doors, muliply the quanity by 2. 08_ED 03004
Fire-rated doors, Steel no. Please enter as single-leaf equivalent. For double-leaf doors, muliply the quantity by 2. 08_ED. 030104
Fire-rated doors, Aluminiumiglass no. Please enter as single-leaf equivalent. For double-leaf doors, mulply the quanity by 2. 08_ED. 030104
Insulation Glass wool / fibreglass m Please include both wall and ceiling insulation 05_RF or 06_EW 030104
Insulation Stone wool 4.041.0fm* Please include both wall and ceiling insulation 05_RF or 06_EW 030104
Insulation Polyester m Please include both wall and ceiling insulation 05_RF or 06_EW 030104
Insulation Expanded polystyrene m Please include both wall and ceiling insulation 05_RF or 06_EW 030104
Insulation Other (Please describe >>) m? Please include both wall and ceiling insulation 05_RF or 06_EW 030104
Other (Please describe and add unit >>) [Please enter a description for any envelope material that does not fit a predefined classification

Other (Please describe and add unit >>) [Please enter a description for any envelope material that does not fita predefined classification

Other (Please describe and add unit >>) [Please enter a description for any envelope material that does not fit a predefined classification

'ermanent internal walls and doors
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Walls and doors within the building that are either structural or designed to be permanent.

Enter the % coverage of spend for the items you have entered below. There is no minimum

Coverage of material spend on permanent nternal walls and doors 90% requirement: enter what you know. This should include allstructural walls. Exclude head
contractor preliminaries and margins.
Interior wall (permanent) Steel (light framing) t COUNTED IN STRUCTURAL STEEL LINE ITEM 09 NW 030r04
Interior wall (permanent) Timber framing m 09 NW 03004
Interior wall (permanent) AAC panel (reinforced) e Panels of autoclaved aerated concrete (AAC) with reinforcing steel. E.g., Hebel. 09_NW or 12 WF 03004
Interior wall (permanent) ‘Concrete-flld steel panel m? Panels made from a steel sheet outer with an aerated concrete core. E.g., Speedpanel. 09 NW or 12_WF 03004
Interior wall (permanent) Plasterboard 1,959 m* Enter as single-layer equivalent.If using 2 layers, multiply the area by 2. 09_NW or 12 WF 03004
Interior wall (permanent) Piywood me Enter as single-layer equivalent.If using 2 layers, multiply the area by 2. 09_NW or 12_WF 030r04
Interior wall (permanent) Fibre cement sheet 337.0[m* Enter as single-layer equivalent. If using 2 layers, multiply the area by 2. 09_NW or 12 WF 03004
Interior wall (permanent) Insulation 2.296.0[m* 09_NW or 12 WF 030r04
Interior wall (permanent) Glass 1009]m* 09_NW or 12 WF 03004
Interior wall (permanent) Other (Please describe >) me Please enter a description for any interal wallthat does not fit a predefined classification 09_NW or 12_WF 030104
Internal door (permanent) Aluminiumiglass. 38no. Please enter as single-leaf equivalent. For double-leaf doors, multply the quaniity by 2. 11.ND 030r04
Internal door (permanent) Timberiglass . Please enter as single-leaf equivalent. For double-leaf doors, mulply the quanity by 2 11.ND 03004
Internal door (permanent) Timber solid ightweight 21no. Please enter as single-leaf equivalent. For double-leaf doors, multply the quaniity by 2. 11_ND 03004
Internal door (permanent) Fire resistant no. Please enter as single-leaf equivalent. For double-leaf doors, mulply the quanity by 2. 11.ND 03004
Internal door (permanent) Steel no. Please enter as single-leaf equivalent. For double-leaf doors, multply the quaniity by 2. 11_ND 03004
Internal door (permanent) Other (Please describe >>) no. Please enter a description for any intemal door that does ot fita predefined classification 11.ND 03004
Other (Piease describe and add unit >>) Piease enter a description for any material that does not fit a predefined classification
Other (Piease describe and add unit >>) [Please enter a description for any material that does not ft a predefined classification
Other (Please describe and add unit >>) [Please enter a description for any materialthat does not fit a predefined classification
Services Unit of measure
Building services included within the main building contract. I the bulding components that e the subject of the
development application or the construction certificate are base building only, then only enter thes
‘cannot split services by type, please enter them all in the "Other services™ ry at the bottom.
Mechanical services - 182,500[AUD excl. GST  Where possible, enter material costs excluding labour, plant, equipment, margins and taxes  28_SS 05
Vertical transportation - [AUD exci. GST  Where possible, enter material costs excluding labour, plant, equipment, margins and taxes  28_SS 05
Electrcal services including the main power supply, backup generators, security and
Electrical services - 200,000|AUD excl. GST  communications. Excluding solar installations. 26.1P 05
Where possible, enter material costs excluding labour, plant, equipment, margins and taxes.
‘Solar photovoltaic installations - |AUD excl. GST  Where possible, enter material costs excluding labour, plant, equipment, margins and taxes  26_LP_LPGP 05
Plumbing/hydraulic services - 102000 AUD excl. GST  Where possible, enter material costs excluding labour, plant, equipment, margins and taxes  18_PD and 19_WS 050r06
Fire services. 5,000]AUD excl. GST  Where possible, enter material costs excluding labour, plant, equipment, margins and taxes  25_FPSS04 or 30 XWAW_03 or 41_XF 05

Please group all other services here, meaning that coverage will aways be 100% for services.

Other services (Please describe) [AUD xcl. 6T Eter only the materil costs (excluding labour, plant, equipment, margins and taxes)

29_SS or multiple

External works

This includes hardstands, carparks, driveways, covered walkways, decks, patios, awnings, fences, gates, etc. Soft
Iandseanina should ba exclided.

R —————— : e e R Ao R e el
Asphalt - t 3R o7
Concrete in-situ <10MPa me Please enter reinforcing steel as part of "Reinforcing steel” below 33_XR or 34_XN or 35_XB or 36_XL o7
Concrete in-situ >10 MPa to <20 MPa m* Please enter reinforcing steel as part of "Reinforcing steel” below 33XR or 34_XN or 35_XB or 36_XL. o7
Concrete in-situ >20 MPato <32 MPa o0|m Please enter reinforcing steel s part of "Reinforcing steef” below 33_XR or 34_XN o 35_X8 or 36_XL o7
Concrete in-situ 232 MPa to 40 MPa 169.5|m* Please enter reinforcing steel as part of "Reinforcing steel” below 33_XR or 34_XN or 35_X8 or 36_XL o7
Concrete in-situ 40 MPa to 550 MPa me Please enter reinforcing steel as part of "Reinforcing steef” below 33_XR or 34_XN or 35_X8 or 36_XL o7
Concrete in-situ 50 MPa me Please enter reinforcing steel as part of "Reinforcing steel” below 33_XR or 34_XN or 35_XB or 36_XL o7
Pavers, bricks and blocks Concrete e 3R o7
Pavers, bricks and blocks Clay e 3R o7
Include all reinforcing steel bar/mesh in the external works in this row. Usually this is
Reinforcing steel Bar & mesh 16.950(kg calculated as kg/m” per concrete element and then summed. Example: 10 m* of 40 MPa concrete 33_XR or 34_XN or 35_XB or 36_XL o7
@100 kg/m® + 5 m of 50 MPa concrete @ 150 kg/m* = 1,750 kg reinforcing steel.
Reinforcing steel Fibre & strand kg Include all steel fibre reinforcing and steel strand in the external works i this row. 33_XR or 34_XN or 35_X8 or 36_XL o7
Structural steel - t 0211 o7
Structural aluminium - t Includes structures, louvre systems, etc 358 o7
Extemal roofiwall cladding Polycarbonate e Enter as profiled polycarbonate sheet that would ordered, including allowance for overiap 358 o7
Extemal roofiwall cladding PVC e Enter as profiled PVC sheet that would ordered, including allowance for overlap 358 o7

Exteral roofiwall cladding Bitumen sheet m Enter as bituminous sheet that would ordered, including allowance for overlap 35.X8 o7
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Extemal roofiwall ciadding
Fill

‘Sand & gravel

Timber (solid)

Timber (solid)

‘Timber (engineered)

‘Timber (engineered)

Timber (engineered)

Timber (engineered)

Fabric (awning/sunshade)

Other (Please describe and add unit >>)
Other (Please describe and add unit >>)
Other (Please describe and add unit >>)

Enter as profiled steel sheet that would ordered, including allowance for overiap.
Include purchased material only. Exclude site-won material.
Include purchased material only. Exclude site-won material and sandigravel in concrete.

[Prease enter a description for any external works that does not fit a predefined classification
[Please enter a description for any external works that does not fit a predefined classification
[Please enter a description for any external works that does not fita predefined classification

358
33_XR or 34_XN or 35_X8 or 36_XL
33_XR or 34_XN or 35_X8 or 36_XL
33XR or 34_XN or 35_XB or 36_XL.
33XR or 34_XN or 35_XB or 36_XL.
33XR or 34_XN or 35_X8 or 36_XL.
33_XR or 34_XN or 35_X8 or 36_XL
33 XR or 34_XN or 35_X8 0r 36_XL
33XR or 34_XN or 35_XB or 36_XL.
35 XBor 36 XL

o7
o7
o7
o7
o7
o7
o7
o7
o7
o7
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Step 3: Certifier details Fill out blue cells.

‘The material quantilies must be determined through an itemised lst of building materials (such as a bill of quantities)
and certified by a quantity surveyor, designer, engineer or NABERS Assessor.

[Person that completed this form [vatue [Note
[Name lowen kLEIDON [Required
[Company [sTRUXI DESIGN [Required
[nen

Profession [BUILDING DESIGNER - MEDIUM RISE [Required
[Qualifcation or registration [ascc 1080847 [Required
[Person that certified the details in this form [Value [Note
[Name [oweN kLEIDON [Required
[Company [sTRUXI DESIGN [Required
|nen

Profession [BUILDING DESIGNER - MEDIUM RISE [Required
[Qualifcation or registration [ascc 1080847 [Required
[Confirmation of certification [value [Note
::::s: of mateal coss capredforthe buling's srucirs, | Rocuired

I 10 - why not?

|additional comments from data provider

Attach this Excel spreadsheet to your development application or construction certficate application.
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Desktop assessment of available information about the site;

Review of historical aerial photographs of the property and surrounds;

Onsite assessment of visible landscape to identify any potential contamination in
relation to historical activity on site;

Risk assessment of previous landuse;

Sampling of soils to determine whether contamination is present;

Analysis of samples by a NATA Laboratory including screening for a range of relevant
parameters based on site observations and history;

Review of results to compare standard threshold levels for analytes; and

Preparation of a Preliminary Site Investigation Report to outline the investigation.
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Location

Material
Status

Potential
Concern

Risk
Class

Residual Heavy metals
Lawn and | Contamination Low There is a possibility of surface
open areas Risk Hydrocarbon contamination due to past activities on
the property
Surface Contaminated
Contamination Soil
Buildin - . .
. & Most buildings of this age contain
materials Asbestos Low . .
Asbestos sheeting or asbestos materials
Buildings -
Residual . - .
L Paint on old buildings usually contains a
contamination | Heavy metals | Low

risk

high amounts of lead.
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HILC -

Analyte Recreational C 23-331
Depth mm - 0.5m 0.5m
EAO55: Moisture Content (Dried @
105-110°C)
Moisture Content % 1.0 = 11.7 5.2
EGOO05(ED093)T: Total Metals by
ICP-AES
Arsenic mg/kg 5 300 10 7
Cadmium mg/kg 1 90 <1 2
Chromium mg/kg 2 300 30 26
Copper mg/kg 5 17000 17 142
Lead mg/kg 5 600 241 898
Nickel mg/kg 2 1200 28 22
Zinc mg/kg 5 30000 345 463
EGO35T: Total Recoverable Mercury | mg/kg
by FIMS
Mercury mg/kg 0.1 80 <0.1 <0.8
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HILC-

i 1
Analyte Unit  LOR Recreational C 23-33-1 23-33-2
EPO75(SIM)B: Polynuclear Aromatic | mg/kg
Hydrocarbons
Naphthalene mg/kg 0.5 170 <0.5 <0.5
Acenaphthylene mg/kg 0.5 NL* <0.5 <0.5
Acenaphthene mg/kg 0.5 NL <0.5 <0.5
Fluorene mg/kg 0.5 NL <0.5 <0.5
Phenanthrene mg/kg 0.5 NL <0.5 <0.5
Anthracene mg/kg 0.5 NL <0.5 <0.5
Fluoranthene mg/kg 0.5 NL <0.5 <0.5
Pyrene mg/kg 0.5 NL <0.5 <0.5
Benz(a)anthracene mg/kg 0.5 NL <0.5 <0.5
Chrysene mg/kg 0.5 1 <0.5 <0.5
Benzo(b+j)fluoranthene mg/kg 0.5 1 <0.5 <0.5
Benzo(k)fluoranthene mg/kg 0.5 1 <0.5 <0.5
Benzo(a)pyrene mg/kg 0.5 NL <0.5 <0.5
Indeno(1.2.3.cd)pyrene mg/kg 0.5 NL <0.5 <0.5
Dibenz(a.h)anthracene mg/kg 0.5 NL <0.5 <0.5
Benzo(g.h.i)perylene mg/kg 0.5 NL <0.5 <0.5
Sum  of polycyclic aromatic | mg/kg 0.5 NL <0.5 <0.5
hydrocarbons
Benzo(a)pyrene TEQ (zero) mg/kg 0.5 NL <0.5 <0.5
Benzo(a)pyrene TEQ (half LOR) mg/kg 0.5 NL 0.6 0.6
Benzo(a)pyrene TEQ (LOR) mg/kg 0.5 NL 1.2 1.2
EP080/071: Total Petroleum
Hydrocarbons
C6 - C9 Fraction mg/kg 10 NL <10 <10
C10 - C14 Fraction mg/kg 50 NL <50 <50
C15 - C28 Fraction mg/kg | 100 NL <100 1480
C29 - C36 Fraction mg/kg 100 NL <100 1920
C10 - C36 Fraction (sum) mg/kg 50 NL <50 3400
EP080/071: Total Recoverable
Hydrocarbons - NEPM 2013
Fractions
C6 — C9 Fraction mg/kg | 120* 180* <10 <10
C6 - C10 Fraction minus BTEX (F1) mg/kg NL 5,100 <10 <10
>C10 - C16 Fraction mg/kg | 25* 120* <50 <50
>C16 - C34 Fraction mg/kg 100 5,300 <100 2920
>C34 - C40 Fraction mg/kg 100 2800 <100 1010
>C10 - C40 Fraction (sum) mg/kg 50 7,400 <50 3930
>C10 - C16 Fraction minus mg/kg 50 NL <50 <50
Naphthalene (F2)
EP080: BTEXN
Benzene mg/kg 10 50 <0.2 <0.2
Toluene mg/kg 10 85 <0.5 <0.5
Ethylbenzene mg/kg 10 70 <0.5 <0.5
meta- & para-Xylene mg/kg NL - <0.5 <0.5
ortho-Xylene mg/kg NL - <0.5 <0.5
Total Xylenes mg/kg NL - <0.5 <0.5
Sum of BTEX meg/kg | NL = <0.2 <0.2
Naphthalene mg/kg 1 3 <1 <1
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Stage

Process

Comment

Establishment of exclusion
fencing, signage of activities and

Standard procedure before asbestos is removed or

1 contact details for site demolition commences.
supervision
5 Removal of asbestos by a Class Permits to be obtained from Safework NSW for non-
B Licensed Asbestos assessor friable asbestos removal.
. To be obtained in accordance with Safework NSW
3 Visual Asbeslt?s Clearance requirements to confirm removal of all asbestos
Certificate .
materials.
Building materials can be disposed of as general
4 Demolition of buildings building waste or recycled as asbestos free building
waste.
Soil sampling to determine depth of excavation of soil
5 Detailed site investigation for removal of lead and hydrocarbon contamination,
locate fuel tanks and review their condition and any
contamination from the tanks.
6 Preparation of a Remediation To provide specific details for appropriate remediation
Action Plan (RAP) of the site to the required standards.
7 Site Remediation In accordance with the RAP
i Conduct a site Validation investigation to confirm RAP
8 Validation

has been completed to required standards.
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Issue 5 — Acoustic Amenity

Noise may be generated by the development. The Applicant was requested to provide:

‘A desktop study to assess:
a. The current noise environment
b. Likely sources of noise
c. Potential noise at the nearest sensitive receiver
d. Likely attenuation available from the planned noise control structure.’

Response

It is noted that the proposed development is for redevelopment of the existing land uses currently lawfully
operating on the site. While it is acknowledged that there is a change in the type and number of vehicles utilizing
the Right of Way from Cunningham Street, the increase in vehicle trips over the Right of Way is insignificant.

Further, the use generally does not include noise generating activities and will be operating during normal
business hours only (typically 8:00AM — 6:00PM Monday to Friday, with public access usually limited to 8:30AM
to 5:30PM). Few or no activities associated with the development will occur on weekends. The proposed
development is located in the Town Centre where background noise in the locality will generally exceed the
level of noise associated with the proposed development making it barely discernible. The proposed
development also adjoins light industrial uses being undertaken at the Council Depot located to the east of the
site.

While the frequency and level of noise associated with the proposed development are not that which are likely
to cause noise nuisance, it is acknowledged that activities associated with the use may cause noise from time
to time. Such activities may include vehicle movements through the right of way, car doors closing/engines
starting in the carpark, refuse collection by a refuse collection vehicle and music from vehicles parked in the
carpark and/or people talking in the carparking area. Typically, these noises are best managed through
operational procedures and employee/contractor education and not through constructed mitigation measures.
Typical sound pressure levels for the noise generating activities are included in Table 1 below. The levels have
been taken from measurements of the activities undertaken by others and collated for the purposes of assumed
noise levels.

Table 1 — Sound Pressure Levels for Site Activities
Noise Source Measured Level Correction SPL dB(A)* Corrected SPL Level

SPL@ 1m dB(A)
Car Start Up 71 dB Laeg 0 71 dB Laeg
Car door closure 70 dB Laeq + 5 (impulsive) 75 dB Laeq
Car bypass @ 5 km/h 63 dB Laeq 0 63 dB Laeq
Talking and radio at normal
Level in Carpark 60dB Laeq o 60 dB Laeg
Refuse Collection 70 dB Laeg +5 (impulsive) 75 dB Laeg





