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EXECUTIVE SUMMARY

The Development Application (DA2024/0303) seeks consent for the refurbishment of part of
the old Grafton Corrections Centre site located at 169 Arthur Street, Grafton into office and
administration facilities to be used as part of the Grafton Hospital Administration section. The
proposal will enable the relocation of the existing administration staff that are currently
accommodated on the Grafton Base Hospital (GBH) site at 184 Arthur Street to the old Gaol
site to allow for construction of the Grafton Hospital Redevelopment (Main Works) which will
be subject to a State Significant Development Application.

The subject site is known as Lot 2 DP1276261, being 169 Arthur Street, Grafton (‘the site’)
and comprises a corner lot with two (2) road frontages including Queen Street to the east
and Arthur Street to the north. The site is a regular shaped lot with an area of 9,558m?2. Lot 2
DP1276261 retains a single access point through the entry gates off Arthur Street.

The former Grafton Corrections Centre, was decommissioned in 2020 with the site being
created through a consolidation of six lots into four lots, approved by Clarence Valley
Council on 23 February 2023.

The existing buildings located on the site being were used for the minimum security portion
of the Gaol and contain cell blocks (A-D) and a gymnasium. Blocks A and B provided
services to staff and inmates and Block C and D provided accommodation. Only Blocks A
and B are the subject of this application. The site is enclosed by a high brick wall. Entry to
the site is via a gated entry off Arthur Street.

The locality surrounding the existing Grafton Corrections Centre and GBH is generally made
of up of residential dwellings and units within an R1 General Residential Zone. On the
corner of Arthur and Queen Streets, the heritage listed former Albion Hotel is situated. This
site has approval for a Private Hospital and Medical Centre as determined by the former
Joint Regional Planning Panel under DA2017/0173 (Panel Reference 2017NTHO006).

The site is located within the SP2 Infrastructure Zone pursuant to Clause 2.3 of the Clarence
Valley Local Environmental Plan 2011 (the LEP). The Land Zoning Map identifies the
purpose of the site as a Correctional Centre. The proposed use is not consistent with the
purpose of a Correctional Centre, however, health services facilities are permitted with
consent within the SP2 zone under Division 10 Section 2.60 of the State Environmental
Planning Policy (Transport and Infrastructure) 2021 (T&l SEPP). The planning approval
pathway is therefore development with consent under Part 4 of the Environmental Planning
and Assessment Act 1979 pursuant to section 2.60 of the T&ISEPP.

The principal planning controls relevant to the proposal include State Environmental
Planning Policy (Transport and Infrastructure) 2021, the Clarence Valley Local
Environmental Plan 2011 and the Clarence Valley Development Control Plan - Development
in Environmental Protection, Recreation and Special Use Zones. The proposal is consistent
with various provisions of the planning controls.

There were no concurrence requirements from agencies for the proposal and the application
is not integrated development pursuant to Section 4.46 of the Environmental Planning and
Assessment Act 1979 (‘EP&A Act’). A referral to Essential Energy pursuant to Clause 2.48 of
the Transport and Infrastructure SEPP and no objections were raised.

The development was not applied for as integrated development under the Heritage Act
1977 as a Section 60 application had already been applied for and granted approval by
Heritage NSW, Department of Climate Change, Energy, the Environment and Water prior to
the DA being submitted.
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The application was placed on public exhibition from 19 July to 19 August 2024, and no
submissions were received within the exhibition period.

The application is referred to the Northern Regional Planning Panel (‘the Panel’) as the
development is ‘regionally significant development’, pursuant to Section 2.19(1) and Clause
(4) of Schedule 6 of State Environmental Planning Policy (Planning Systems) 2021 as the
proposal is development for Crown development with a capital investment value of over $5
million.

A briefing was held with the Panel on 19 December 2024 where key issues were discussed,
including loss of onstreet carparking spaces, safe pedestrian access and calculation of car
parking spaces for future development. Matters pertaining to Crown certification for works,
preservation of murals within the existing buildings and staffing numbers were also raised.

The key issues associated with the proposal included:

1. Loss of on-street carparking spaces - To accommodate the proposed pedestrian
crossing to improve safety and pedestrian access along Arthur Street, the Traffic
Impact Assessment identifies 10 onstreet car parking spaces that would require
removal, reducing the total available car parking spaces along Arthur Street to
approximately 73.

2. Safety and pedestrian access - Arthur Street within the immediate vicinity of the site
and the GBH typically receives higher parking and pedestrian traffic than surrounding
local streets due to the nature of the use. Concerns regarding existing safety and
pedestrian access have been addressed through the provision of a pedestrian
crossing in Arthur Street as part of the development. Appropriate conditions of
consent have been included and this is no longer key issue for this application.

3. Traffic Impact assessment and Car Parking numbers - The Traffic Impact
Assessment report submitted with the application recognises a total of 299 parking
spaces available within the vicinity of and internal to the GBH (Table 2.1). However,
assessment by Council’'s Development Engineer questions the inclusion of 99 of
those spaces in Areas 1, 2, 4, 5, 6, 8 and 17. For the purposes of this development
application, Council staff accept that no additional parking is required as the
development reduces the existing floor area from 1,693m? to 1,258m? and there is no
anticipated increase in staff numbers. The car parking numbers is not a key issue for
this application, however staff wanted to flag this as an issue for any future
applications.

Following consideration of the matters for consideration under Section 4.15(1) of the
Environmental Planning and Assessment Act 1979 (“the Act”), the provision of the relevant
State Environmental Planning Policies, the proposal is considered worthy of support.

Following a detailed assessment of the proposal, pursuant to Section 4.16(1)(a) of the EP&A

Act, DA2024/0303 is recommended for approval subject to the conditions of consent
provided in Attachment A of this report.

1. THE SITE AND LOCALITY

1.1 The Site
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e The development site is known as Lot 2 DP1276261 being No. 169 Arthur Street,
Grafton is located approximately 1.5 km north-east of the Grafton town centre. A
location plan and Aerial Photograph of the site is provided in Figure 1 and 2.

e The site forms part of the decommissioned Grafton Corrections Centre. The site was
created by the consolidation of six lots into four lots, approved by Clarence Valley
Council on 23 February 2023 under Development Application No. SUB2021/0027.
The site has an area of 9,558m?. An extract of the approved subdivision plan is
provided at Figure 3.

o The site is located on the southern side of Arthur Street and opposite to the GBH.

e The Grafton Correctional Centre, including the subject site (i.e. Lot 2 DP1276261) is
listed on the NSW State Heritage Register (SHR809) and as an item of Local heritage
significance in Schedule 5 the CVLEP 2011 (1109). The site is also identified on the
Section 170 Heritage and Conservation Register under the Heritage Act 1977.

e The site retains a single access point through the entry gates off Arthur Street. The
remainder of the old Gaol site retains its primary frontage and main entry along Hoof
Street to the south, as well as an internal service laneway through to Arthur Street, on-
street parking, and onsite parking.

o The existing buildings located on the site being were used for the minimum security
portion of the Gaol and contain cell blocks (A-D) and a gymnasium. Blocks A and B
provided services to staff and inmates and Block C and D provided accommodation.
Only Blocks A and B are the subject of this application. The site is enclosed by a high
brick wall. Entry to the site is via a gated entry off Arthur Street.
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Figure 2 — Aerial Photograph

Assessment Report: DA2024/0303 — Grafton Gaol Redevelopment

November 2024

Page 6



—
(ESTABLISHED) S 73]
~ B A
ARTHUR @ & o (ALGN 3.66-22.86-3.66) o, Fo S et STREET
B8 (O 4 SR
Fed R - G S VT
paus £D & u-'c' 2.8 30 & ‘?i;\ a0l o
pLISHED) p_&k\?%gi-]‘?. '19(6.52} e o [ (ESTABLISHED) X ?,1:3\ 5o g - _’_TZ_Q:_ @4 DEEF)
S détq @:% .BE“ E A [73.585 BT 49.21 > fsaen 37535 3618
PN e S I ] METAL R[S|  WIRE
v &, ' ¥ o RITY  [S FEN
sly, ¥ A R | oEe R AL |.0.08y
i - wiers| B e 2l & B
} " 2 HIE EdEA =] = 5
5 DB sy 32 57 {0 AWNING 3 R
’bﬁfvc oi.\ \ b S 4 w|T ) x
Gt sy A 919m° V|-t over ZHjz T
; SEE _DIAGRAM 1 R~
35,00 N ™| SHEET 1 L g @ <
| EEE— 9y %0 v r 305°21'20 R :
Y el Lo 20343 5 | 1849 b | 7
E2\ B ~0. I N ©
v N P = i @
1 o Ve B : o o
g 25 2%, 0065 <4 |2 g o
=4 P O .06 N 9558m © &
= A :;'s% \[/n P 59/ EAVE (IS @ QO‘\'\"}
@ o - D [ " A
™ -] @y el i o~ & AP
1] e Iy fj%r‘r“‘, N (E6) S (([R?)) 5 %@2
s & e T 1|05 Eave e
@ N 4 . P z 3
o 5 /i \(r-.,’: G y//// 2. 5, N
25 70y 2 Ly s G o =
el 31 I RN ENBT ~ <
o5, LS LR N N 21- 1 DHEw, \‘:Q%"‘\ & “w2) z
S " R & \ 1 1508 12,815 412. 39S - 125° 300" ~B84.8 v Rir g
“ s N PN ey AL
3 oy & & e Y T = V2 \ 2543
SEY g b k . SEE DIAGRAM 2 e
S 2 i B . 2.575ha 9527 [ HERITAGE WALL s
Ko = &8 ' . X | SHEET 1 kco.oe)
3 & o 3 |
) 1l \ “ ] !
YT \ " .
Gd EXEY \ 5 :}\‘L_ 1
0, i \ \ : ~r— CARPORT
(0, 50 Sa S . (ES) e _ H Bl (15) OYER w
2 N NS : Rlz
(e} It \ e AR =
w0 ! ’ N v Rin &
w LSRN v “ RN =
= via . 1 mIs
S af ! 2 ] CARPORT
7 EIE w Y - /:r_(\.u: OVER 3 =
I 5 \ 125°51'50 Voo zE
@ . \ u.03 N _oveRr 9085m* e
- . N €6y =
I, Exd \ N R A (PD)
g T \ \ -
&R wlze X 25, ils
o ‘l’u an I AC 1 ['3 i
(0.39). = & LA hily B ~
St g R e "M oHaw®  \RE, =
& (i \ L 2 ]
z iy | concy o 7 25ssTaes 2 Vo g £ lloon
a ) & .
T 23 50y, & wsaps 0N At N AR NO Bces g
erf S, (100.685) O, Aee1s5) drts 76 79,325 X 08 _ 50.76
N 5 X 305° X o, 37 ot 0 =
by N ?:N 9 * ¢<>‘z‘\é" & Q*?*‘;o?' §$0_ Lig
%, 3550, ~ = =] o S PP Eiy RS [ =]
%54 R o = a8 G8a (30175 WiDE) o s me STREET
g 0t D . 7 BM 10u%0 FD O A SN ey it S
R L R s YRTAY

Figure 3 — Approved Subdivision Plan SUB2021/0027
1.2 The Locality

e The locality surrounding the existing Grafton Corrections Centre complex and GBH is
generally made of up of residential dwellings and units within an R1 General
Residential Zone.

e On the corner of Arthur and Queen Streets, the heritage listed former Albion Hotel is
situated. This site has approval for a Private Hospital and Medical Centre as
determined by the former Joint Regional Planning Panel under DA2017/0173 (Panel
Reference 2017NTHOO0G.

2, THE PROPOSAL AND BACKGROUND

21 The Proposal

The proposal seeks consent for the refurbishment of part of the decommissioned Grafton
Corrections Centre located at 169 Arthur Street, Grafton into office and administration
facilities to be used as part of the Grafton Hospital Administration section (no clinical
services will be relocated to this site). A site plan is provided in Figure 4 and 5.

The proposal will enable the relocation of some of the existing staff that are currently
accommodated on the GBH site at 184 Arthur Street to the old Gaol site to allow for
construction of the Grafton Hospital Redevelopment (Main Works) which will be subject to a
State Significant Development Application.

Specifically, the proposal involves:
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o Refurbishment of the former Grafton Correctional Centre site into office
accommodation to be used as part of the Grafton Hospital Administration
section (no clinical services will be relocated to this site).

e Installation of a private ICT pathway (Information and Communication
Technology) beneath Arthur Street linking with new private ICT pathways
across the GBH site and the former Correctional Centre site.

e Electrical infrastructure including a new substation (within the street).

The works are required as enabling works to provide administrative, office and training
support for the GBH during major redevelopment works which will be undertaken as a
separate stage as State Significant Development. A 3D Isometric View of the development
is provided in Figure 6 with a full copy of the plans provided in Attachment C.

During assessment of the application, it should be noted that the applicant requested an
amendment under Section 37 of Environmental Planning and Assessment Regulation 2021,
to remove the link. The changes included:

¢ Removal of the proposed ‘new enclosed link bridge’ connecting the existing Block A
and B on Level 2.

e Reduction in demolition on Level 2 and Gatehouse.

¢ Minor changes to the proposed internal architectural layouts to Level 1, 2 and
Gatehouse.

e Improved disabled egress and ingress throughout the site.
Improved grading of external walkways

The amendment was accepted by staff and an updated package including architectural
plans, revised Building ode of Australia and Disability Access Report and NABERS
Embodied Emissions Materials Form was submitted. This report and assessment is based
on the amended application.

The key development data is provided in Table 1.

Table 1: Key Development Data

Control Proposal
Site area Lot 2 DP1276261 — 9,558 m?2
GFA 1,258m2 (approx.)
FSR N/A

(retail/residential)

Clause 4.6 No
Requests

No of apartments | 0

Max Height N/A

Car Parking Loss of 10 onstreet car parking spaces
spaces

Setbacks Existing
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Figure 5 — Proposed Site Plan
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Figure 6 — 3D Isometric View

2.2 Background

The development application was lodged on 17 July 2024. A chronology of the development
application since lodgement is outlined in Table 2.

Table 2: Chronology of the DA

Date Event

19 July 2024 -19 August 2024 | Exhibition of the application

19 July 2024 DA referred to external agencies

18 October 2024 Request to amend Application under Section 37 of
EP&A Regulation received

8 November 2024 Draft conditions of consent sent to applicant for review

19 November 2024 Panel briefing meeting

9 December 2024 Anticipated Northern Regional Planning Panel
Meeting

2.3  Site History

o The existing buildings located on the site being 169 Arthur Street (Lot 2 DP1276261)
were used for the minimum security portion of the Gaol and contain cell blocks (A-D).
Blocks A and B provided services to staff and inmates and Block C and D provided
accommodation.

o The site was subject to a subdivision and boundary adjustment of the former Grafton
Gaol under Development Application SUB2021/0027. The subdivision created four
(4) lots including the lot subject of this application, Lot 2 DP 1276261 which has an
area of 9,558m?2.
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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

(i) 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 considered to be (which are considered further in this report):

o 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 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
State Environmental Planning Policy (Sustainable Buildings) 2021
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e Clarence Valley Local Environmental Plan 2011

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

Table 3: Summary of Applicable Environmental Planning Instruments

EPI Matters for Consideration Comply
(Y/N)
State Environmental Chapter 4: Koala Habitat Protection 2021 Y
Planning Policy Section 4.9 — Two (2) trees are proposed to be removed
(Biodiversity & and this will not have an impact on koalas of their habitat.
Conservation) 2021
State Environmental | Chapter 2: State and Regional Development Y
Planning Policy Section 2.19(1) declares the proposal regionally significant
(Planning Systems) | development pursuant to Clause 4 of Schedule 6.
2021
SEPP (Resilience & |Chapter 4: Remediation of Land Y
Hazards) e Section 4.6 - The site is considered suitable in its
current state for the development subject to adoption of
the recommendations contained in the Contamination
Reports submitted with the application.

State Environmental | Chapter 2: Infrastructure Y
Planning Policy o Section 2.48(2) (Determination of development
(Transport and applications—other development) - electricity

Infrastructure) 2021 transmission - the proposal is satisfactory subject to

conditions.
¢ Division 10 Health Services Facilities
Section 2.60 — The development is permissible with
consent under this Clause

State Environmental | Chapter 3: Standards for non-residential development Y
Planning Policy Section 3.2 (1) and (2) — The development has been

(Sustainable designed to improve energy efficiency of the existing
Buildings) 2021 building and an Embodied Emissions Materials Form was
prepared and submitted with the application.
Proposed Instruments No compliance issues identified. Y
Clarence Valley Local | e Clause 2.3 — Permissibility and zone objectives Y
Environmental Plan | ¢ Clause 5.10 — Heritage Conservation
2011 e Clause 5.12 — Infrastructure development and use of
existing buildings of the Crown
e Clause 5.21 — Flood planning
e Clause 7.1 — Acid Sulfate Soils
e Clause 7.2 — Earthworks
e Clause 7.8 — Essential Services
Environmental e Part C — General Development Controls Y
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Protection, Recreation | ¢ Part D — Floodplain Management Controls
and Special Use Zones | « Part E — Heritage Conservation
DCP e Part F — Parking and Vehicular Access Controls
e Part G — Sustainable Water Controls
¢ Part H — Erosion and Sediment Controls

Consideration of the relevant SEPPs is outlined below.

State Environmental Planning Policy (Biodiversity and Conservation) 2021

Chapter 2: Vegetation in non-rural areas

Chapter 2 of the State Environmental Planning Policy (Biodiversity and Conservation) 2021
(B&C SEPP) applies to the development pursuant to clause 2.3 and aims to protect the
biodiversity and amenity values of trees within non-rural areas of the state.

Clause 2.9 within Chapter 2 states that a Development Control Plan may make a declaration
in any manner relating to species, size, location and presence of vegetation. The Clarence
Valley Development Control Plan 2011 (CVDCP) provides controls on the management of
vegetation in non-rural areas and includes the SP2 Infrastructure zone. The development
requires the removal of two trees, one juvenile Hil's Weeping Fig (Ficus macrocarpa var
hillii) located near the entrance to the facility and one Umbrella tree (Schefflera actinophylla)
located within the forecourt area (refer Figure 7).

An Arboricultural Impact Assessment (AIA) prepared by Civica dated 26 September 2023,
was submitted with the development. The AIA assessed the quality of 25 trees on and within
the vicinity of the site, determining whether trees would be directly or indirectly impacted by
the development.

The AIA recommended that the Hill's Weeping Fig be removed to allow enhanced visibility to
the existing entrance as retention would require a redesign of the entry way. Given the small
stature, inappropriate location in close proximity to the concrete footpath and heritage wall
and low retention value, the removal of the tree should not be considered a constraint on the
development.

The second tree recommended for removal is an Umbrella tree which, as stated within the
AlA, was an escaped pot plant situated with the forecourt area growing in close proximity to
the existing brick wall and suppressed under the southern canopy of the larger Ficus
benjamina. The tree is recommended for removal as it is an inappropriate species and is
likely to negatively affect the stability of the brick wall and/or structure of the Fig tree.

The development is considered to protect and enhance the biodiversity and amenity of the
local area and is consistent with the B&C SEPP.
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Figure 7 - Site Map showing trees to be removed (Civica dated 26 September 2023)

Chapter 4: Koala Habitat Protection 2021

Chapter 4 of the Biodiversity and Conservation SEPP applies to the development pursuant
to clause 4.4 and aims to encourage the conservation and management of areas of natural
vegetation that provide habitat for koalas to support a permanent free-living population over
their present range and reverse the current trend of koala population decline.

The development has been assessed against the requirements of Chapter 4 of the B&C

SEPP (see

Table 4) and it has been determined that the development does not contain any koala feed
trees, and the site is not greater in 1.0 hectares, meeting the requirements and objectives of
the Biodiversity and Conservation SEPP.

Table 4 - Chapter 4: Koala Habitat Protection 2021 Assessment

Control Development Outcome

Clause 4.8 - Does the site have a No Determination of the

KPOM? development must be consistent
with the KPOM. If no, proceed to
Clause 4.9.
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Control Development Outcome

Clause 4.9 - Does the site have a No Assessment under Biodiversity
Site area greater than 10 Ha or and Conservation SEPP not
does the site form part of a ;

landholding greater than 1.0 Ha in required.
area?

State Environmental Planning Policy (Planning Systems) 2021

Chapter 2: State and Regional Development

The proposal is regionally significant development pursuant to Section 2.19(1) as it satisfies
the criteria in Clause 4 of Schedule 6 of the Planning Systems SEPP as the proposal is
development for Crown development with a estimated development cost over $5 million.
Accordingly, the Northern Regional Planning Panel is the consent authority for the
application. The proposal is consistent with this Policy.

State Environmental Planning Policy (Resilience and Hazards) 2021

Chapter 4: Remediation of Land

The provisions of Chapter 4 of State Environmental Planning Policy (Resilience and
Hazards) 2021 (‘the Resilience and Hazards SEPP’) have been considered in the
assessment of the development application. Section 4.6 of Resilience and Hazards SEPP
requires consent authorities to consider whether the land is contaminated, and if the land is
contaminated, it is satisfied that the land is suitable in its contaminated state (or will be
suitable, after remediation) for the purpose for which the development is proposed to be
carried out. In order to consider this, a Preliminary Site Investigation (‘PSI’) has been
prepared for the site.

A Stage 1 and Preliminary Stage 2 Contamination Assessment and Stage 2 Detailed Site
Contamination Assessment was undertaken by Regional Geotechnical Solutions Pty Ltd
(RGS) for the site and submitted with the development application.

The RGS reports assessed the current and former land uses on the site, and whether the
site has previously contained any contaminating activities. The site history study indicated
that the site has been used as a correctional facility since the 1980’s, and prior to this the
site was used for agricultural purposes. The site layout appears to have remained
unchanged since the mid to late 1980’s.

The investigation included soil sampling which revealed concentrations of chemicals of
concern either below the level of laboratory reporting or below the Health Investigation
Levels and Ecological Investigation Levels for a residential site.

The Stage 1 and Preliminary Stage 2 assessment concluded that the site is likely to be
suitable for residential land, however a detailed Stage 2 site contamination assessment be
undertaken.

In response to the recommendation of the Stage 1 and Preliminary Stage 2 RGS report, a
Stage 2 Site Contamination Assessment was also prepared by RGS dated 12 September
2023. The Stage 2 assessment report identified two areas of environmental concern (AEC)
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being the former agricultural land (AEC1) and isolated soil contamination associated with
construction and maintenance of existing structures (AEC3). An LPG above ground tank was
also identified as AEC2 in section 5.1.1. of the RGS Report.

The Stage 2 report concluded that the site is suitable in its current state for residential land
use with regard to presence of soil contamination and a Remedial Action Plan (RAP) is not
required provided the recommendations and advice of the report are adopted and Site works
(if any) are conducted in accordance with appropriate site management protocols and
legislative requirements. Suitable conditions of consent have been included in Attachment A.
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State Environmental Planning Policy (Transport and Infrastructure) 2021

Chapter 2: Infrastructure

The provisions of Chapter 2 of the State Environmental Planning Policy (Transport and
Infrastructure) 2021 (T&l SEPP) generally aims to facilitate the effective delivery of
infrastructure across the state by providing greater flexibility in location of infrastructure and
service facilities and provides for consultation requirements with public authorities about
certain development. The relevant clauses are considered below.

Clause 2.48 Development likely to affect and electricity transmission or distribution network

The proposal was referred to Essential Energy in accordance with Clause 2.48(2) of the T&I
SEPP as development likely to affect an electricity transmission or distribution network.

Essential Energy advised it has “has no comments to make as to potential safety risks
arising from the proposed development”, however did provide some general comments
which have been included as conditions of consent where relevant.

Division 10 Health Services Facilities

The site is located within the SP2 Infrastructure Zone pursuant to Clause 2.3 of the Clarence
Valley Local Environmental Plan 2011. The Land Zoning Map identifies the purpose of the
site as a Correctional Centre (refer Figure 8). The proposed use is not consistent with the
purpose of a Correctional Centre, however, health services facilities are permitted with
consent within the SP2 zone which is a prescribed zone for the purposes of Division 10
Section 2.60 of the Transport and Infrastructure SEPP.

The proposal is considered consistent with Transport and Infrastructure SEPP.

State Environmental Planning Policy (Sustainable Buildings) 2021

Chapter 3 of the State Environmental Planning Policy (Sustainable Buildings) 2021
(Sustainable Buildings SEPP) Standards for non-residential development applies to the
development.

Under Clause 3.2, in deciding whether to grant consent to a non-residential development,
the consent authority must consider whether the development is designed to enable the
following:

(1) (a) the minimisation of waste from associated demolition and construction, including by

the choice and reuse of building materials,

(b) a reduction in peak demand for electricity, including through the use of energy
efficient technology,

(c) a reduction in the reliance on artificial lighting and mechanical heating and cooling
through passive design,

(d) the generation and storage of renewable energy,

(e) the metering and monitoring of energy consumption,

(f) the minimisation of the consumption of potable water.
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Health Infrastructure (HI) sets its own targets to improve environmental performance and
sustainability of its projects in accordance with the Design Guidance Note No. 058
Environmentally Sustainable Development (ESD): This includes achieving:

¢ A minimum of forty-five (45) points to be achieved by the design in accordance with
the HI's ESD Evaluation Tool; and

e A minimum 10% improvement in energy efficiency compared to a baseline of NCC
Section j compliance applicable to the development.

The purpose of Design Guidance note (DGN 058) is to provide instructions on how ESD is to
be addressed on all HI Projects. It outlines the process to be followed to verify ESD
outcomes in projects and includes a robust assessment of a project to determine its ability to
meet HI's ESD criteria. This process ensures practical and cost effective ESD outcomes on
all HI projects while delivering results that facilitate good clinical solutions. While based on
the approach used by the Green Building Council of Australia’s (GBCA) Green Star process,
it is not a Green Star rating. Rather it is a set of scores that reflect the merit of various ESD
initiatives applicable to health facilities, developed by ESD specialists to meet the needs of
HI.

Through implementation of the DGN 058, it is considered that the development will meet the
aims of the SEPP and provide the delivery of sustainable buildings to improve energy
efficiency of the existing buildings and minimise the consumption of energy, reduce
greenhouse gas emissions and improve the thermal performance of the existing buildings.

A detailed waste management plan has been submitted that adequately addresses waste
avoidance and minimisation during the construction and ongoing operation phase of the
building. Suitable conditions have also been included to ensure compliance with the
submitted waste management plan.

(2) 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.

In line with the Department of Planning and Environment Embodied Emissions Technical

Note, the applicant prepared and submitted a NABERS Embodied Emissions Material Form
that quantified the embodied emissions attributable to the development.

Clause 3.3 does not apply as the development is not for large scale commercial
development.

Clause 3.4 does not apply as the development is not for state significant development.

Clarence Valley Local Environmental Plan 2011

The relevant local environmental plan applying to the site is the Clarence Valley Local
Environmental Plan 2011 (‘the LEP’). The aims of the LEP include:

(aa) to protect and promote the use and development of land for arts and cultural activity,
including music and other performance arts,

(a) to encourage and enable the sustainable use, development and management of natural
and man-made resources, including agricultural land resources and productive rural
lands,

(b) to limit dispersed rural settlement,
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(c) to provide a mix of housing, including affordable housing, to meet the needs of the
community,

(d) to protect areas of high ecological, scientific, cultural or aesthetic value,

(e) to provide adequate access and services to development carried out in accordance with
this Plan,

(f) to maintain the character of villages and towns,
(g) to conserve items and areas of environmental and cultural heritage,
(h) to provide a hierarchy of business/retail centres,

(i) to identify land for industrial and business development that provides opportunities for
employment,

(j) to protect key infrastructure and ensure adequate integration of infrastructure and
development,

(k) to maintain or improve the natural conservation and scenic amenity values of the land,
including significant habitat areas and wildlife corridors.

The proposal is consistent with these aims as the proposal protects key infrastructure and
ensures adequate integration of infrastructure and development whilst maintaining the
character and scenic value of adjacent rural land.

Zoning and Permissibility (Part 2)
The site is located within the SP2 Special Infrastructure Zone pursuant to Clause 2.2 of the

LEP. The Land Zoning Map identifies the purpose of the site as a Correctional Centre. An
extract of the zoning map is provided in Figure 8 below.
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According to the definitions contained in the Dictionary, the proposal satisfies the definition
of a health services facilities which means a building or place used to provide medical or
other services relating to the maintenance or improvement of the health, or the restoration to
health, of persons or the prevention of disease in or treatment of injury to persons, and
includes any of the following—

(a) a medical centre,

(b) community health service facilities,

(c) health consulting rooms,

(d) patient transport facilities, including helipads and ambulance facilities,
(e) hospital.

The proposed use is not consistent with the purpose of a Correctional Centre, however,
health services facilities are permitted with consent within the SP2 zone under Division 10
Section 2.60 of the T&l SEPP. The planning approval pathway is therefore development with
consent under Part 4 of the Environmental Planning and Assessment Act 1979 pursuant to
section 2.60 of the T&l SEPP.

The zone objectives of the SP2 zone include the following (pursuant to the Land Use Table
in Clause 2.3):

» To provide for infrastructure and related uses.
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* To prevent development that is not compatible with or that may detract from the
provision of infrastructure.

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

reasons:

e The proposed hospital administration centre will provide essential infrastructure to
allow for the redevelopment of the Grafton Hospital

e The relocation of the existing GBH Administration to the site benefits the Clarence
Valley community by facilitating Stage 2 of the Grafton Hospital redevelopment

General Controls and Development Standards (Part 2, 4, 5 and 7)

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 5: Consideration of the LEP Controls

Control

Height of
buildings
(Cl14.3(2))

Requirement

There are no building
height limit restrictions
for this land under
Clause 4.3(2) of the
LEP

Proposal

Comply
N/A

FSR
(Cl 4.4(2))

This clause was not
adopted under the LEP

N/A

Heritage
(C15.10)

The Grafton
Correctional Centre is
listed as a State
Heritage Item. Consent
is required for any
demolition or alteration
to a heritage item under
Clause 5.10 of the LEP.
Before granting consent
under this clause the
consent authority must
take into consideration
the effect of the
development on the
heritage significance of
the item or area
concerned.

The Grafton Correctional
Centre, including the
subject site (i.e., Lot 2
DP1276261) is listed on the
NSW State Heritage
Register (SHR809) and as
an item of Local heritage
significance in Schedule 5
the CVLEP 2011 (1109).

The site is also identified
on the Section 170
Heritage and Conservation
Register under the Heritage
Act 1977.

A Statement of Heritage
Impact prepared by Tim Hill
Heritage Management &
Planning Pty Ltd dated
September 2023 provided a
comprehensive report and
a sound basis for
assessment of the heritage
significance of the item and
its fabric.

Yes
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As the works do not affect
any structures which are
identified as having a
moderate or high heritage
significance, the SOHI did
not recommend any
specific heritage controls
for the demolition and
renovation works.

A section 60 approval has
been granted for the works
under the Heritage Act
1977 by Heritage NSW.

As part of the Section 60
approval, three (3) wall
murals painted by Leonard
Lawson a notorious
criminal, are to be
removed/demolished as
part of the interior alteration
work. Appropriate
conditions of consent
requiring an archival report
and prints/digital copies of
the murals has been
included in the Draft
conditions of consent which
will be provided to the NSW
Correctional Services Gaol
Museum at Cooma, NSW,
Clarence River Historical
Society and the Clarence
Valley Council prior to
works commencing.

An  Aboriginal  Cultural
Heritage Assessment was
also prepared for the
application which
concluded the
redevelopment of the
Grafton Gaol will not likely
result in harm to Aboriginal
objects.

Infrastructure | This clause does not | The proposed works are N/A
development | restrict or prohibit, or | permissible with consent
and use of enable the restriction or | pursuant to Section 2.60 of
existing prohibition of, the | the T&l SEPP.
buildings by | carrying out of any
the Crown development, by or on
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Cl.5.12

behalf of a public
authority, that is
permitted to be carried
out with or without
development consent
and does not restrict or
prohibit, or enable the
restriction or prohibition
of, the use of existing
buildings of the Crown
by the Crown

Flood Planning
(Cl. 5.21)

The subject land is
mapped as being
mostly located within
the flood planning area
and partly between the
flood planning area and
Probable Maximum
Flood line. Consent
must not be granted to
development on land
subject to this clause
unless the consent
authority is satisfied

The site is mapped as
being located within the
Flood Planning area under
the 2013 flood model. A
Flood Impact Assessment
(FIA) was commissioned
and prepared by BMT
Commercial Australia Pty
Ltd for the development
using the Lower Clarence
Adopted  Flood  Model
(referred to herein as the
2013 Flood Model).

The FIA was based on a
refined version of the flood
model  which included
consideration of the
existing solid walls within
the Gaol which is more
representative of the site).
The FIA identifies that the
development remains
outside of the flood extent
for all modelled events
although it is mapped as
being within the flood
planning area under Clause
5.21 of the LEP.

In any case, the
development is located
within an existing building
and a condition of consent
requiring all new building
construction below 6.4m
Australian Height Datum
(AHD) to be of flood
compatible materials,
except where necessary to
match existing.

Assessment Report: DA2024/0303 — Grafton Gaol Redevelopment

November 2024

Page 23



Council is satisfied that the
development is compatible
with the flood behaviour of
the land and will not result
in any risk to life in the
event of a flood.

Special Flood
considerations
(Cl. 5.22)

This clause applies to
sensitive and
hazardous
development on land
located between the
flood planning area and
probable maximum
flood or development
that may cause a risk to
life and require the
evacuation of people.

The development is not for
sensitive  or  hazardous
development and Council is
satisfied that the
development will not cause
risk to life and require the
safe evacuation of people.

N/A

Acid sulphate
soils
(ClI7.1)

Class 4 Acid Sulfate
Soils — Consent is
required under this
clause where works
more than 2 metres
below natural ground
surface or whereby
works by which the
watertable is likely to be
lowered more than 2
metres below natural
ground surface

The subject land s
identified as containing
Class 4 Acid Sulfate Soils.

No works are being carried
out more than 2 metres
below  natural  ground
surface or whereby the
watertable is likely to be
lowered more than 2
metres below natural
ground surface

Therefore, the works do not
trigger the need for an Acid
Sulfate Soils Management
Plan.

Yes

Earthworks
(Cl. 7.2)

Where consent for
earthworks are
required, Council must
consider effects on
existing drainage
patterns, future use or
redevelopment of the
land, quality and source
of fil or soil to be
excavated, amenity of
adjoining  properties,
disturbance of relics
etc.

Earthworks proposed for
the development are not
likely to have a detrimental
impact on environmental
functions and processes, or
features of the land or
surrounding land. Suitable
conditions have  been
included to ensure
appropriate erosion and
sediment controls will be
applied for any works
required.

Yes

Essential
Services
(Cl. 7.8)

That  the consent
authority be satisfied
that the development

The development will be
connected to reticulated
sewer, water and electricity.

Yes
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has access to the

following services;
water, electricity,
disposal and
management of
sewage, stormwater

drainage and suitable
road access

Access to the site is via
Arthur Street, a Council
maintained road.

The site is recognised to be
serviced via two existing
water meters, a 50mm and
a 20mm, both of which are
recognised as non-
residential meters. No
additional connections or
alterations to existing are
proposed by this
development.

The site has two junctions
provided from the Arthur St
frontage, which is plumbed
to existing internal systems.
The submitted Utility
Services Report nominates
to maintain the existing
connections to the Council
internal  reticulated and
internal networks. No
additional connections or
alterations to existing are
proposed by this
development.

The development does not
propose any additional
impervious or hardstand
areas and does not alter
the existing drainage
through the site. Despite
this, the  development
proposes replacement of
existing on-site stormwater
infrastructure and provision
of  stormwater  quality
measures such as a gross
pollutant trap and litter
baskets to improve
stormwater quality from the
site.

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

(9)

Section 4.15 (1)(a)(ii) - Provisions of any Proposed Instruments
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There is one proposed instruments which have been the subject of public consultation under
the EP&A Act, and are relevant to the proposal, including the following:

* Draft Remediation of Land State Environmental Planning Policy

This proposed instrument is considered below: Draft Remediation of Land SEPP The draft
Remediation of Land SEPP is intended to provide a State-wide planning framework for the
remediation of land. It is also intended to require planning authorities to consider the
potential for land to be contamination when determining development applications and
rezoning land. A Preliminary Site Investigation (‘PSI’) has been prepared for the site and was
submitted as part of the application. The PSI consisted of a search of historical records, a
site walkover, soil sampling and analysis. The report concluded that a detailed investigation
or site remediation was not required.

The proposal is generally consistent with this proposed instrument.

(h) Section 4.15(1)(a)(iii) - Provisions of any Development Control Plan
The following Development Control Plan is relevant to this application:

Environmental Protection, Recreation and Special Use Zones Development Control Plan
2011

The proposal is generally consistent with the DCP. A detailed DCP Compliance Table is
provided in Attachment D.

The following contributions plans are relevant pursuant to Section 7.18 of the EP&A Act and
have been considered in the recommended conditions (notwithstanding Contributions plans
are not DCPs they are required to be considered):

e Clarence Valley Contributions Plan 2011

In consideration of the applicable contributions that may be levied for the proposed
development, the NSW Department of Planning Circular D6 — Crown Development
Applications and Conditions of Consent dated 21 September 1995 has been considered.
The Circular sets out suggested procedures in determining applications for Crown
development applications and provides advice on appropriate conditions of consent.

The Circular notes that Crown activities providing a public service or facility leading to
significant public benefits in terms of essential community services and employment
opportunities and that these activities are not likely to require the provision of public services
and amenities the same way as development undertaken with a commercial objective.

The matrix located on page 7 of the Circular, sets out justifiable categories of section 94
contributions towards off site works for Crown developments that provide an essential
community service. The proposed development is considered to be an essential community
service and the purposes of this application has been categorised as being within the health
Services category of the matrix.

The circular recommends that, where the applicant is a Crown authority and the
development is for Health Services, no contributions should be collected for open space,
community facilities, parking, and general local and main road upgrades. The development
should only be levied for drainage and upgrading of Local Traffic Management. However, the
levying of these contributions needs to be justified within the Section 7.11 (previously section
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94) contributions plan. No drainage or local traffic management contribution levies apply to
this type of development within the adopted relevant contributions plans.

As the proposal provides for a health services facility as infrastructure on behalf of the
Crown, it should not be subject to development contributions. The nature of the development
means that the infrastructure provides a material public benefit through the provision of
health services to email services to the Clarence Valley community.

For the reasons outlined above, the exemption from the payment of development
contributions is considered appropriate in this case.

(i) 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.

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

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:

o Clause 61(1) Applications for demolition is not proposed as part of the application.

e 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.

e Clause 66A — Conflict of Interest — No potential Conflicts of Interest were identified
during assessment of the application.

These provisions of the 2021 EP&A Regulation have been considered and are addressed in
the recommended draft conditions (where necessary).

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

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

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

o Context and setting — The proposal is considered to be generally consistent with the
context of the site and is a suitable reuse of the former Correctional Services Facility.
The heritage significance of the site is maintained with the development resulting in
an improved interface between the site and GBH through the provision of improved
pedestrian links.

o Access and traffic — The proposed development does not increase the demand for
parking than what currently exists as it will reduce the existing floor area currently

Assessment Report: DA2024/0303 — Grafton Gaol Redevelopment November 2024 Page 27



occupied by GBH staff. Improved pedestrian safety will be provided through the
provision of a new pedestrian crossing in Arthur Street. A public bus service is
available via Arthur Street and existing bus stop facilities are available. The
development does however result in the loss of 10 on-street carparking spaces and
this is discussed in detail in the Key Issues under Section 5 of this report.

e Public Domain — The development will improve the public domain through provision
of improved pedestrian linkages in Artur Street between the site and GBH.

o Utilities — The site is serviced by all utilities and services including reticulated sewer,
water and electricity and is serviced by a Council maintained road.

o Heritage — The Grafton Correctional Centre, including the subject site (i.e., Lot 2
DP1276261) is listed on the NSW State Heritage Register (SHR809) and as an item
of Local heritage significance in Schedule 5 the CVLEP 2011 (I1109). The site is also
identified on the Section 170 register. The works were considered in the Statement of
Heritage Impact prepared by Tim Hill Heritage Management & Planning Pty Ltd dated
September 2023 and a section 60 approval has been granted for the works under the
Heritage Act 1977 by Heritage NSW.

¢ Contamination — Two contaminated land assessment reports prepared by Regional
Geotechnical Solutions were submitted with the application. The assessments
deemed the land to be suitable for residential use and recommendations contained
therein have been included as conditions of consent where relevant.

e Flora and fauna impacts — Two (2) trees are to be removed as part of the
development as discussed in detail under the B&C SEPP considerations. Appropriate
conditions of consent have been included in Attachment A to restrict clearing to that
proposed within the Arboricultural Impact Assessment, identification of trees to be
removed prior to works commencing and inspection of trees by a suitably qualified
person prior to removal to reduce the potential for any fauna injury or mortality.

e Natural environment — There will be no impact to the natural environment as a result
of the development as it is a reuse of the existing buildings.

e Noise and vibration — A Noise and Vibration statement was prepared for the
application which concluded that due to the nature of the refurbishment works and
works largely undertaken on the interior of existing buildings, there will be minimal
noise and vibration impacts to nearby receivers.

e Natural hazards — The site is identified as being flood prone however, the FIA report
prepared for the application was based on a refined version of the 2013 flood model
which included consideration of the existing solid walls within the Gaol which is more
representative of the site). The FIA identified that the development remains outside of
the flood extent for all modelled events although it is mapped as being within the
flood planning area under Clause 5.21 of the LEP.

In any case, the development is located within an existing building and a condition of
consent requiring all new building construction below 6.4m Australian Height Datum
(AHD) to be of flood compatible materials, except where necessary to match existing.

Council is satisfied that the development is compatible with the flood behaviour of the
land and will not result in any risk to life in the event of a flood.
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o Safety, security and crime prevention — The proposal is consistent with the principles
of Crime Prevention through Environmental Design and the removal of Hill's Weeping
Fig at the entrance to the site will improve visibility and safety.

e Social impact — The proposed development will have positive social impacts through
improved GBH staff facilities and improved pedestrian access around the vicinity of
the existing hospital. Long term the development will provide for improved health
services facilities to the Clarence Valley by enabling relocation of existing GBH staff
to allow for the delivery of the Stage 2 GBH redevelopment which is likely to be a
State Significant Development.

e Economic impact — The proposed development will provide positive economic
outcomes through an increase in employment opportunities during the construction
phase and purchase of materials if sourced locally.

e Site design and internal design — The proposed design of the new GBH
administration facility is compatible and sympathetic to the heritage significance of
the site.

e Construction — The anticipated impacts of construction have been considered and
conditions restricting working construction hours has been imposed to minimise any
impacts to adjoining and surrounding development.

e Cumulative impacts — the proposal will not result in any adverse cumulative impacts
and is consistent with the planning controls.

Accordingly, it is considered that the proposal will not result in any significant adverse
impacts in the locality as outlined above.

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

e The proposed reuse of the existing Correction Services facility for GBH
administration staff, is considered to fit within the locality and GBH medical precinct.

e Services, access and infrastructure are considered adequate to support the proposal.

e The works are considered appropriate with regard to the heritage significance of the
site and have been granted Section 60 approval by Heritage NSW.

o The site attributes such as zoning, location adjacent to existing and approved
medical facilities such as a private hospital and medical centre and adjoining land
uses are conducive to the development, subject to the inclusion of draft conditions to
provide a pedestrian access crossing between the site and GBH.

o The development is consistent with the key principles of the North Coast Regional
Plan 2041 to provide for smart, connected and accessible infrastructure for the
Clarence Valley which specifically mentions the site and ability to maximise
opportunities associated with regional health and justice infrastructure.

3.4  Section 4.15(1)(d) - Public Submissions
No public submissions were received during the exhibition period of the application.
3.5 Section 4.15(1)(e) - Public interest

The proposed development is considered to be in the public interest as it will facilitate the
redevelopment of the GBH Site which will provide improved health services facilities to the
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Clarence Valley and assist in developing Grafton’s importance in the region while
maximising regional health opportunities in line with the key priorities for the Clarence Valley
contained in the North Coast Regional Plan 2041, without significant adverse environmental
impacts.

The development is considered consistent with the relevant State and local legislation and
generally consistent with the Clarence Valley DCP and relevant contribution plans.

4. REFERRALS AND SUBMISSIONS
41 Agency Referrals and Concurrence

The development application has been referred to various agencies for comment as
required by the EP&A Act and outlined below in Table 6.

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

Table 6: Concurrence and Referrals to agencies

Concurrence/ Comments Resolved

Agency referral trigger (Issue, resolution, conditions)

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

N/A

Referral/Consultation Agencies

Essential Section 2.48 — State | No concerns raised by Essential Y
Energy Environmental Planning Policy | Energy

(Transport and Infrastructure)

2021

Development near electrical

infrastructure
Heritage NSW | S58 of the Heritage Act 1977 for | The development was not applied Y

demolition or works etc to an | for as integrated development
item listed on State Heritage | under the Heritage Act 1977 as a
Register or with an interim | Section 60 application had already
heritage order. been applied for and granted
approval by Heritage NSW,
Department of Climate Change,
Energy, the Environment and
Water prior to the DA being
submitted.

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

N/A

4.2 Council Officer Referrals
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The development application has been referred to various Council officers for technical
review as outlined Table 7.

Table 7: Consideration of Council Referrals

Officer Comments Resolved
Engineering No objections subject to recommended conditions Yes
(conditions)
Building No objections subject to recommended conditions Yes
(conditions)
Environmental | No objections subject to recommended conditions Yes
Health (conditions)
Heritage No objections subject to recommended conditions Yes

(conditions)

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

4.3 Community Consultation

The proposal was notified in accordance with the Council’s Community Participation Plan
from 19 July 2024 until 19 August 2024. The notification included the following:

e A sign placed on the site;
¢ Notification letters sent to adjoining and adjacent properties (39 letters);
¢ Notification on the Council’s website.

The Council received no submissions for the development during the exhibition period.
5. KEY ISSUES

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

o Loss of Onstreet Carparking Spaces

5.1 Loss of On-street Carparking Spaces

As part of the application, the applicant submitted a Traffic Impact Assessment (TIA)
prepared by Bitzios Consulting dated 11 September 2023. The TIA considered both the
subject development and the traffic/transport impacts and requirements related to the
incorporation of the site into the existing administration and training operations of the GBH.

The TIA identified pedestrian pathways on both sides of Arthur Street with multiple
driveways, angled rear to kerb parking which restricts pedestrian movements across Arthur
Street. No formal pedestrian crossing facilities currently exist on the section of road between
the site and the GBH.

To improve pedestrian movements between the site and existing GBH, the TIA
recommended the provision of a new pedestrian crossing. To accommodate the proposed
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pedestrian crossing along Arthur Street, the TIA identifies 10 on-street car parking spaces
that would require removal, reducing the total available parking spaces along Arthur Street to
approximately 73.

Given the proximity to the main access points to GBH, this parking area is the most likely for
use by patients and visitors and would displace longer term parking typically used by staff to
surrounding areas (such as around the Mary Street/Arthur Street intersection).

The application did not anticipate any increase in staff form the proposed development and
further clarification provided by the applicant has determined that relocation of administration
staff from the existing GBH to the former Correction Services site results in a reduction in
existing office floor area in the GBH from 1,693m? to 1,258m?in the new facility.

While Council staff are satisfied that the development will not increase current staffing
numbers, it will locate staff away from the main site and will increase pedestrian traffic
across Arthur Street. To accommodate this, Council’s Development Engineer supports the
findings of the TIA and construction of a new pedestrian crossing between the general
access driveway at the front of the site and the ambulance driveway to the hospital.

There are suitable areas within the vicinity of the development that are not formed and are
currently being used to facilitate carparking overflow for the hospital. However, as there is no
increase demand from this development on parking numbers, it is considered that the
development does not warrant formalisation. Furthermore, the closure of the Correctional
Services Facility has overall reduced long term parking demand in the vicinity of the site.

It is concluded that, the reduction of on-street carparking spaces will not impact on current
operational uses within the vicinity of the GBH subject to the construction of a new
pedestrian crossing in Arthur Street. Appropriate conditions of consent have been included
in Attachment A and these have been accepted by NSW Health Infrastructure.

Resolution: The issue has been resolved through recommended conditions of consent
requiring construction of a pedestrian crossing.

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.

It has been adequately demonstrated that the loss of on-street carparking spaces to
facilitate a safe pedestrian crossing in Arthur Street between the site an existing GBH does
not trigger the need to provide additional carparking for the development as it results in a
significant reduction in floor area from 1,693m? to 1,258m? for hospital administration staff
use. However, any future redevelopment of the GBH will need to adequately consider
carparking at the time of assessment of any future applications.

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

7. RECOMMENDATION
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That the Development Application DA2024/0303 for the refurbishment of the Grafton Gaol
Site for Hospital Administration Use at 169 Arthur Street, Grafton be APPROVED pursuant
to Section 4.16(1)(a) of the Environmental Planning and Assessment Act 1979 subject to the
draft conditions of consent attached to this report at Attachment A.

The following attachments are provided:

Attachment A: Draft Conditions of consent

Attachment B: Acceptance Letter from the Crown (applicant) for imposition of
Conditions

Attachment C: Recommended Approved Plans

Attachment D: DCP Table of Compliance

Attachment E: Statement of Environmental Effects

Attachment F: Appendix A — Architectural Plans

Attachment G: Appendix B — ICT Link Plans

Attachment H: Appendix C — Statement of Heritage Impact and Section 60
Approval

Attachment |: Appendix D — Aboriginal Cultural Heritage Assessment
Attachment J: Appendix E — Stormwater Management Plans

Attachment K: Appendix F — Traffic Impact Assessment

Attachment L: Appendix G — Civil Design Package

Attachment M1: Appendix |1 — Stage 1 and Preliminary Stage 2 Site
Contamination Assessment

Attachment M2: Appendix |12 — Stage 2 Detailed Site Contamination
Assessment

Attachment N: Appendix J — Arboricultural Impact Assessment

Attachment O: Appendix N — Noise and Vibration Assessment

Attachment P: Appendix Q — Waste Management Plan

Attachment Q: Section 37 Request to Amend Application — GeoLINK
Consulting Pty Ltd - 1 October 2024

Attachment R: Amended Architectural Plans - Revision F — STH Architects 8
October 2024

Attachment S: Amended BCA/DDA Assessment Report — Revision 3 — BM+G
Pty Ltd 12 September 2024
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