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COUNCIL ASSESSMENT REPORT
SYDNEY CENTRAL CITY PLANNING PANEL 

PANEL 
REFERENCE & DA 
NUMBER

PPSSCC-722
DA 1588/2025/JP

PROPOSAL School Building and Associated Works (Our Lady of the Angels 
Primary School)

ADDRESS 1 Wellgate Avenue, North Kellyville

APPLICANT Catholic Schools Parramatta Diocese

OWNER Trustees Roman Catholic Church Diocese Parramatta

DA LODGEMENT 
DATE 08 May 2025

APPLICATION TYPE Development Application - Integrated

REGIONALLY 
SIGNIFICANT 
CRITERIA

Clause 2.19 and Section 5 of Schedule 6 of the SEPP (Planning 
Systems) 2021: Private infrastructure and community facilities over 
$5 million.

CIV $11,685,495.00 (excluding GST)

CLAUSE 4.6 
REQUESTS None requested

KEY SEPP/LEP

SEPP (Planning Systems) 2021
SEPP (Biodiversity and Conservation) 2021
SEPP (Resilience and Hazards) 2021
SEPP (Transport and Infrastructure) 2021
SEPP (Sustainable Buildings) 2022
The Hills LEP 2019

TOTAL & UNIQUE 
SUBMISSIONS KEY 
ISSUES IN 
SUBMISSIONS

One (traffic)

DOCUMENTS 
SUBMITTED FOR 
CONSIDERATION

Architectural Plans - DTA Architects
Landscape Plans - McIntosh & Phelps 
Civil Engineering Plan - Henry & Hymas 
Estimated Development Cost Report - Arcadis Australia 
Acoustic Report - Acoustic Logic 
Flora and Fauna Assessment Report - Narla Environmental 
Arboricultural Impact Assessment Report - Creative Planning 
Solutions 
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EXECUTIVE SUMMARY 
The subject Development Application 1588/2025/JP seeks consent for the construction of a 
two storey building and associated works at an existing educational establishment, replacing 
an existing single storey building. The building will comprise of multipurpose rooms, a 
knowledge and wellbeing hub, servicing rooms and bathroom facilities, with accessible 
connections created between the existing two storey buildings on both levels. Associated 
landscaping works including retaining walls, hedging and accessible pathways are proposed 
to improve connectivity within the school as well as ensuring the amenity of adjoining sites is 
maintained. No changes are proposed to the previously approved staff and student numbers 
or car parking. 
The site is known as 1 Wellgate Avenue, North Kellyville (Lot 21 DP590193), and has an 
overall area of 2.82 hectares with two frontages. The site contains an existing educational 
establishment (Our Lady of Angels Primary School) and a place of worship (Our Lady of the 
Angels Catholic Church). 
The proposal is defined as ‘Integrated Development’ under the provisions of Section 4.46 of 
the Environmental Planning and Assessment Act 1979 as the proposal requires approval from 
the Rural Fire Service under Section 100B of the Rural Fires Act 1997. A Bushfire Safety 
Authority has been provided.

Tree Protection Plan - Creative Planning Solutions 
Bushfire Assessment Report - Building Code & Bushfire Hazard 
Solutions 
Electrical Servicing Statement - IINGEN 
Aboriginal Heritage Due Diligence Assessment Report - Talking 
Walls History 
Accessibility Review - Access Consulting
BCA Compliance Report - BCA Consulting 
Statement of Environmental Effects - Barr Planning
Design Quality Principles Statement - DTA Architects 
Embodied Emissions Form - Eco Engineering
Waste Management Plan

SPECIAL 
INFRASTRUCTURE 
CONTRIBUTIONS 
(S7.24)

The proposal is not subject to the payment of a Special 
Infrastructure Contribution under Section 7.24 of the Environmental 
Planning and Assessment Act 1979.

RECOMMENDATION Approval - Deferred Commencement 

DRAFT 
CONDITIONS TO 
APPLICANT

Yes

SCHEDULED 
MEETING DATE 30 November 2025

PREPARED BY Lauren Carter – Senior Town Planner

CONFLICT OF 
INTEREST 
DECLARATION

None Declared

DATE OF REPORT 30 November 2025
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The application is referred to the Sydney Central City Planning Panel (‘the Panel’) as the 
development is ‘regionally significant development’, pursuant to Clause 5 of Schedule 6 of 
State Environmental Planning Policy (Planning Systems) 2021 being a private infrastructure 
and community facility with a Capital Investment Value of more than $5 million.
The application was notified for a period of 14 days. One (1) submission was received and 
raised concerns regarding traffic generation. The issue raised does not warrant the refusal of 
the application.  

The development application is recommended for approval subject to conditions of consent, 
including a deferred commencement condition relating to stormwater management. 

1. THE SITE AND LOCALITY

1.1 The Site 

The site is known as 1 Wellgate Avenue, North Kellyville (Lot 21 DP590193). The site has an 
overall area of 2.82 hectares, with a frontage of 177.75 metres to Wellgate Avenue and a 
frontage of 128.46 metres to Withers Road. The site is rectangular and contains an existing 
educational establishment and a place of worship, being Our Lady of Angels Primary School 
and Our Lady of the Angels Catholic Church. 

The site contains a carpark and the church to the north, school buildings to the south and 
west, with outdoor play areas to the east and between the buildings. 

1.2 The Locality 

The subject site is located within the Kellyville/Rouse Hill Release Area and is zoned R4 High 
Density Residential under The Hills LEP 2019. Properties to the north comprise dwelling 
houses on land zoned R2 Low Density Residential. The site adjoins a local heritage item 
directly to the south, ‘Lintbrae’ house (I104), and a mixture of residential flat buildings, single 
dwellings and mixed use development further to the south within a R4 High Density 
Residential zone. The site immediately adjoins the Kellyville Netball Complex Reserve to the 
east and is adjacent to Bruce Purser Reserve on the west, both zoned RE1 Public Recreation. 

2. THE PROPOSAL AND BACKGROUND 

2.1 The Proposal 

The subject Development Application seeks approval for the construction of a school building 
and associated works. The proposed two storey school building will be identified as ‘Block C’, 
replacing the existing demountable single storey Block C building on site. The demolition of 
the existing building is not proposed with this development and will be addressed under a 
separate application. 

The ground floor will comprise:
• Knowledge Hub open space
• Wellbeing Hub
• Storeroom
• Comms room 
• IT support room
• Library workroom
• Breakout room
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• Four separate toilets and an accessible toilet 
• Hallways connecting to the existing buildings 

The first floor will comprise:
• Multipurpose room 
• Three group learning support spaces with a breakroom room in each 
• Shared balcony that will be extended into an elevated hallway, connecting with the existing 

buildings
• Two separate toilets and an accessible toilet

There are no changes proposed to the previously approved staff and student numbers or car 
parking arrangements. 

2.2 Background

On 22 May 2009, Development Application 774/2009/HC for a single storey, 2 stream primary 
school for 420 students was approved by Council’s Development Assessment Unit. This 
application included two stages with six buildings, an extension of the existing carpark, a 
sports court and associated landscaping works. The second stage was never constructed 
under this approval. 

On 4 June 2012, Development Application 629/2012/JP for additions to the existing school 
and an increase in student numbers to 630 and staff numbers to 37 was approved by the 
Sydney Central City Planning Panel. This application was approved as three stages with two 
new buildings, alterations to an existing building and an atrium with associated landscaping 
works. 

A prelodgement meeting was held prior to the lodgement of the application on 21 February 
2025. A summary of the key issues discussed and information requested to be submitted with 
the development application are outlined as follows:

• Servicing requirements under Clause 6.3 of the LEP.
• Acoustic report.
• Avoid impacts to endangered vegetation. 
• Arboricultural Impact Assessment. 
• Landscape plans.
• BCA Compliance report to demonstrate fire safety measures and ensure the BCA 

compliance and fire safety is sufficient for the building and expanded use. 

The development application was lodged on 8 May 2025. A chronology of the development 
application since lodgement is outlined below in Table 1:

Table 1: Chronology of the DA

Date Event

8 May 2025 DA lodged.

14 May 2025 Exhibition of the application.

14 May 2025 DA referred to external agencies (RFS, Endeavour Energy, 
Sydney Water).
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19 June 2025 Request for information issued relating to Engineering, 
Landscaping and Planning matters. 

9 July 2025 Amended information submitted including amended plans, tree 
protection plan, DRAINS model. 

1 August 2025 Request for information issued relating to engineering matters. 

11 August 2025 Request for information issued relating to contribution matters. 

14 August 2025 Amended cost summary report provided.

22 August 2025 Amended engineering information provided.

15 September 2025 Request for information relating to Engineering matters. 

17 October 2025 Amended information provided.

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

(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 Integrated Development pursuant to section 
4.46(1) of the Act since approval of the NSW Rural Fire Service is required.

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

The following Environmental Planning Instruments are relevant to this application:

• State Environmental Planning Policy (Planning Systems) 2021
• State Environmental Planning Policy (Biodiversity and Conservation) 2021
• State Environmental Planning Policy (Resilience and Hazards) 2021
• State Environmental Planning Policy (Transport and Infrastructure) 2021
• State Environmental Planning Policy (Sustainable Buildings) 2022
• The Hills Local Environmental Plan 2019 (LEP 2019)

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

EPI Matters for Consideration Comply 
(Y/N)

Planning Systems 
SEPP

Section 2.19(1) declares the proposal as regionally 
significant development pursuant to Clause 5 of 
Schedule 6.

Y

Biodiversity and 
Conservation 

SEPP

Chapter 2 Vegetation in non-rural areas and Chapter 
6 (6.13) Water Catchments.

Y

Resilience and 
Hazards SEPP

Clause 4.6 - Contamination has been previously 
considered and assessed and was found suitable and 
the proposal is satisfactory subject to conditions.

Y

Transport and 
Infrastructure 

SEPP

Chapter 3 Educational Establishments and Schedule 
8 Design Principles

Y

Sustainable 
Buildings SEPP

Chapter 3 Development Consent for Non-Residential 
Development

Y

LEP 2019 • Clause 4.3 - Height of Buildings 
• Clause 5.10 - Heritage Conservation
• Clause 6.3 – Public utility infrastructure
• Clause 7.2 – Earthworks 

Y
Y
Y
Y

State Environmental Planning Policy (Planning Systems) 2021

The proposed development is for the construction of a school building and associated works 
with an estimated development cost of $11,685,495.00. As the development is for the purpose 
of an educational establishment with a capital investment value of more than $5 million, it 
satisfies the criteria in Clause 5 of Schedule 6 of the Planning Systems SEPP and therefore is 
identified as ‘regionally significant development’ in which Sydney Central City Planning Panel 
are the nominated consent authority.

State Environmental Planning Policy (Biodiversity and Conservation) 2021

The provisions of the Biodiversity and Conservation SEPP 2021 have been considered in the 
assessment of the development application. Chapter 2 aims to protect biodiversity values of 
trees and other vegetation in non-rural areas of the State and preserve the amenity of non-
rural areas of the State through the preservation of trees and other vegetation. The proposal 
involves the removal of 11 trees, which has been assessed by Council’s Landscaping Officer 
who has raised no objections to the proposal and has recommended conditions of consent, 
including replacement planting. 

Chapter 6 aims to protect the environment of the Hawkesbury-Nepean River Catchment by 
ensuring that the impacts of future land uses are considered in a regional context. The 
proposed development has been designed in accordance with and assessed against Sections 
6.6 and 6.13 of Chapter 6 of the SEPP. The Development Application has been reviewed by 
Council’s Development Engineer and stormwater conditions have been recommended.
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State Environmental Planning Policy (Resilience and Hazards) 2021

The provisions of the Resilience and Hazards SEPP have been considered in the assessment 
of the development application. Clause 4.6 requires the consent authority to consider whether 
the land is contaminated and if so, to be satisfied the land is suitable in its state or will be 
suitable after remediation. Prior to the school being constructed on site, a Development 
Application (4086/2002/HA) was approved for the ‘Demolition and Removal of Existing 
Buildings and site Contamination Remediation and Associated Rehabilitation Works’, where 
the entire site was tested for contamination and it was concluded that no remediation was 
required. Council’s Environmental Health Team has also reviewed the application and raise 
no objections to the proposed development, subject to conditions. The site therefore satisfies 
the objectives and requirements of the SEPP. 

State Environmental Planning Policy (Sustainable Buildings) 2022

As the estimated development cost exceeds $5 million, the provisions of Chapter 3 of the 
Sustainable Buildings SEPP apply to the development application. In particular, Section 3.2 is 
to be considered which requires the consent authority to consider whether the development 
design enables sustainable use and is satisfied that the embodied emissions have been 
quantified. An emissions materials form has been submitted with the application, addressing 
the criteria within Section 3.2, satisfying the SEPP requirements. 

State Environmental Planning Policy (Transport and Infrastructure) 2021

The Transport and Infrastructure SEPP aims to facilitate the effective delivery of infrastructure 
of the State and Chapters 2 and 3 apply to the subject site. As the site contains a padmount 
substation, the development application was referred to Endeavour Energy for comment. No 
objections were raised subject to conditions.

Section 3.37 of Chapter 3 of the SEPP applies to the development application as the proposal 
is for a new school building within an existing educational establishment. This section requires 
the consent authority to consider the design quality of the development against the principles 
set out in Schedule 8 as well as the design principles set out in the design guide. 

In accordance with the SEPP, the following design quality principles have been considered:

Principle 1 – Responsive to context 
• Schools should be designed to respond to and enhance the positive qualities of their 

surroundings. 
• In designing built forms and landscapes, consideration should be given to a Country-

centred approach and respond to site conditions such as orientation, topography, 
natural systems, Aboriginal and European cultural heritage and the impacts of climate 
change. 

• Landscapes should be integrated into the overall design to improve amenity and to 
help mitigate negative impacts on the streetscape and neighbouring sites.

Through the incorporation of connecting thoroughfares between the existing buildings and the 
proposed building, landscaping and careful selection of materials and colours, the 
development application responds well to the existing context and the surrounding area. The 
proposal replaces an existing building footprint with minimal earthworks to ensure the built 
form corresponds to the existing site conditions and is consistent with the existing building 
heights of other two storey school buildings on site. Detailed landscaping designs have been 
provided, screening the development from the adjoining heritage item and residential flat 
buildings immediately adjacent to the site, improving amenity and privacy. 
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Principle 2 – Sustainable, efficient and resilient 
• Good school design combines positive environmental, social and economic outcomes 

and should align with the principles of caring for Country.
• Schools should be designed to be durable and resilient in an evolving climate. 
• Schools and their grounds should be designed to minimise the consumption of energy, 

water and other natural resources and reduce waste. 

An Aboriginal Heritage Assessment Report has been submitted with the application, 
concluding the subject area has limited potential for intact Aboriginal archaeological material. 
The proposal provides for a high-quality educational environment for staff and students, with 
measures in place to ensure a positive environmental, social and economic outcome. 
Measures including passive cooling design to allow for cross ventilation, movement sensors 
for lighting, water-efficient fixtures, separate labelled waste bins, insulation and acoustic 
treatments to rooms result in a sustainable and resilient design that reduces energy, waste 
and water consumption whilst responding well to the social and economic environment. 

Principle 3 – Accessible and inclusive 
• School buildings and grounds should be welcoming, easy to navigate and accessible 

and inclusive for people with differing needs and abilities. 
• Schools should be designed to respond to the needs of children of different ages and 

developmental stages, foster a sense of belonging and seek to reflect the cultural 
diversity of the student body and community.

• Schools should be designed to enable sharing of facilities with the community and to 
cater for activities outside of school hours. 

The proposal has been designed to improve the existing accessibility on site, proposing 
elevated wide walkways labelled ‘learning streets’, connecting existing Blocks E and F with 
the new building. Accessible entry doors are proposed with ramp access and a lift between 
levels. Accessible amenities are provided on both levels and the rooms within the building 
cater to all ages within the school. The ground level provides open space which provides 
potential for usage outside of school hours. 

Principle 4 – Healthy and safe
• Good school design should support wellbeing by creating healthy internal and external 

environments.
• The design should ensure safety and security within the school boundaries, while 

maintaining a welcoming address and accessible environment. 
• In designing schools, consideration should be given to connections, transport 

networks and safe routes for travel to and from school. 

The proposed building has been designed to provide a safe and accessible environment 
through smart design choices and improved connectivity. Elevated walkways provide 
accessible connections to the second level of both existing two storey buildings. The ground 
floor of the building has a direct connection to the external play space. The new building 
footprint allows for greater outdoor play space, improving the external environment. 

Principle 5 – Functional and comfortable 
• Schools should have comfortable and engaging spaces that are accessible for a wide 

range of formal and informal educational and community activities.
• In designing schools, consideration should be given to the amenity of adjacent 

development, access to sunlight, natural ventilation, proximity to vegetation and 
landscape, outlook and visual and acoustic privacy.
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• Schools should include appropriate indoor and outdoor learning and play spaces, 
access to services and adequate storage. 

The internal design of the building will facilitate a range of educational and community 
activities. The proposed window and door design will allow for cross ventilation and natural 
sunlight, contributing to the comfort and adaptability of the space. The proposed building has 
a compliant setback and building height, maintaining the required sunlight amount to the 
adjoining site’s private open spaces. A landscaping buffer is proposed between the built form 
and the adjoining boundary, offering privacy between properties. The proposed external 
learning streets provide opportunities for outdoor learning spaces. The building has also 
considered the need for a number of service/storage rooms on both levels.

Principle 6 – Flexible and adaptable
• In designing schools, consideration should be given to future needs and take a long-

term approach that is informed by site-wide strategic and spatial planning.
• Good design for schools should deliver high environmental performance and ease of 

adaptation and maximise multi-use facilities.
• Schools should be adaptable to evolving teaching methods, future growth and 

changes in climate, and should minimise the environmental impact of the school 
across its life cycle.

The proposed design of the building has considered the future needs of the school introducing 
new links that enhance connectivity within the site, strengthening the overall integration and 
functionality of the school. Open style learning spaces with sliding doors between rooms allow 
for adaptable uses which can be easily altered internally in the future.

Principle 7 – Visually appealing
• School buildings and their landscape settings should be aesthetically pleasing by 

achieving good proportions and a balanced composition of built and natural elements. 
• Schools should be designed to respond to and have a positive impact on streetscape 

amenity and the quality and character of the neighbourhood. 
• The identity and street presence of schools should respond to the existing or desired 

future character of their locations.
• The design of schools should reflect the school’s civic role and community 

significance. 

The design of the building integrates into the existing school environment, respecting the 
established built form whilst introducing a modern design approach. The selected materials 
have been drawn from the school’s primary colour scheme of green and orange and the 
combination of texture and layering to the façade creates a pleasing design. A skillion roof is 
proposed to reduce bulk and overshadowing, with a variety of landscaping elements 
incorporated into the overall design to provide a balance of the built and natural environment. 

The Hills Local Environmental Plan 2019

The proposed development is pursuant to the provisions outlined within the LEP.

The site is located within the R4 High Density Residential Zone LEP and is a permissible use 
within the zone. The R4 zone objectives include the following:

• To provide for the housing needs of the community within a high density residential 
environment.

• To provide a variety of housing types within a high density residential environment.
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• To enable other land uses that provide facilities or services to meet the day to day needs 
of residents.

• To encourage high density residential development in locations that are close to 
population centres and public transport routes.

The proposal is consistent with the LEP objectives. 

The LEP also contains controls relating to development standards, miscellaneous provisions 
and local provisions. The controls relevant to the proposal are considered in Table 3 below. 

Table 3: Consideration of the LEP Controls

Control Requirement Proposal Comply

Height of 
buildings 
(Cl 4.3(2))

16 metres 8.41m Yes

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

i) Compliance with Clause 6.3 Public Utility Infrastructure

Clause 6.3(1) states the following:

(1)  Development consent must not be granted for development on land in an urban release 
area unless the Council is satisfied that any public utility infrastructure that is essential for the 
proposed development is available or that adequate arrangements have been made to make 
that infrastructure available when it is required.

Clause 6.1 of the LEP defines public utility infrastructure as any of the following:
a) the supply of water,
b) the supply of electricity,
c) the disposal and management of sewage.

The applicant submitted satisfactory evidence to demonstrate that these services are available 
to the development. 

Endeavour Energy and Sydney Water were consulted, and no objections were raised, subject 
to conditions. 

The proposal is satisfactory with respect to Clause 6.3 of the LEP.

ii) Compliance with Clause 5.10 Heritage Conservation

Clause 5.10 (5) states the following:
(5) The consent authority may, before granting consent to any development—

(a)  on land on which a heritage item is located, or
(b)  on land that is within a heritage conservation area, or
(c)  on land that is within the vicinity of land referred to in paragraph (a) or (b),

require a heritage management document to be prepared that assesses the extent to which 
the carrying out of the proposed development would affect the heritage significance of the 
heritage item or heritage conservation area concerned.
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The adjoining heritage item ‘Lintbrae House’ (I104) is located approximately 30 metres south 
of the proposed development, with a recent approval on site for residential flat buildings 
between the heritage item and subject site boundary. Council’s Heritage Officer has reviewed 
the application and concluded that the development will not impact on the significance of the 
local heritage item as it will be obscured from view, and there are no other identified significant 
view corridors to consider. 

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

There are no proposed instruments which have been the subject of public consultation under 
the Environmental Planning and Assessment Act 1979 that are relevant to the proposal.

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

The Hills Development Control Plan 2012 does not specifically apply to general building 
design associated with educational establishments; however, the application was assessed 
having regard to the provisions of the following Sections of The Hills DCP 2012 and is 
considered to be generally consistent:

• Part B Section 2 – Residential 
• Part C Section 3 – Landscaping 
• Part C Section 4 - Heritage

The proposed development achieves compliance with all the relevant controls and is 
consistent with the overall vision of the locality. 

3.4 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. 

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

Clause 61 of the Regulation contains matters that must be taken into consideration by a 
consent authority in determining a development application. These provisions have been 
considered.

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

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

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

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

The proposal seeks to provide a new school building as part of the existing educational 
establishment, improving access within the school and creating adaptable spaces. The 
building positively contributes to the established school setting and has been designed to 
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respect the locality, particularly the heritage item and residential development that immediately 
adjoins the site. The proposal incorporates upgraded landscaping and improved stormwater 
infrastructure to ensure the building will have no adverse impacts on the existing services or 
the amenity of adjoining sites. In this regard, the development is considered suitable for the 
site.

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

One submission was received from a nearby property and is considered in Section 4 of this 
report. 

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

In accordance with section 4.15(1)(e) of the EP&A Act, the proposed development is 
considered to be in the public interest because it provides important social and community 
infrastructure in a growing residential area. The development is able to be carried out in a 
manner which is unlikely to impact on the amenity of nearby residential development and will 
not result in adverse impacts on the natural and built environments.

4. REFERRALS AND SUBMISSIONS 

4.1 Agency Referrals and Concurrence 
The development application was referred to the following agencies for 
comment/concurrence/referral as required by the EP&A Act:

Agency
Concurrence/
referral trigger

Comments 
(Issue, resolution, conditions)

Resolved

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

Referral/Consultation Agencies 

Endeavour 
Energy

S2.48 – SEPP (Transport and 
Infrastructure) 2021

Advice has been provided, and no 
objections were raised, subject to 
recommended conditions (see 
Condition 4).

Yes 
(conditions)

Sydney Water S78 – Sydney Water Act 1994 Advice has been provided in 
regard to the servicing needs, and 
no objections have been raised, 
subject to conditions (see 
Condition 3). 

Yes 
(conditions)

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

RFS S100B - Rural Fires Act 1997 No objections have been raised to 
the application and conditions 
have been recommended (see 
Condition 2). 

Yes 
(conditions)
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4.2 Council Referrals 

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

Officer Comments Resolved 

Engineering Council’s Senior Engineering Officer has reviewed the 
application. Concerns were raised with the proposed 
stormwater management design.

The applicant has provided an amended stormwater design, 
incorporating an OSD system. The design is significantly 
undersized and as such, a deferred commencement is 
recommended to ensure the OSD will be designed to support 
the site. 

Yes (deferred 
commencement 

condition)

Health Council’s Environmental Health Officer has reviewed the 
application and no objections are raised, subject to conditions.

Yes 
(conditions)

Landscaping Council’s Senior Landscaping Officer has reviewed the 
application. No objections are raised, subject to conditions.

Yes 
(conditions)

Contributions Council’s Forward Planning Contributions Officer has 
reviewed the submitted plans and information. No objections 
are raised, subject to condition 8.

Yes (condition)

Fire Safety Council’s Fire Safety Officer has reviewed the submitted plans 
and information. No objections are raised, subject to 
conditions.

Yes 
(conditions)

Heritage Council’s Forward Planning Team has reviewed the 
submitted Heritage Impact Statement and no objections were 
raised.

Yes

4.3 Community Consultation 

The proposal was notified in accordance with Section 7 of Schedule 1 of the EP&A Act 1979, 
The Hills Shire Council Community Participation Plan and The Hills DCP 2012 from 14 May 
2025 to 4 June 2025. The notification included notification letters sent to adjoining and 
adjacent properties (56 properties).

The Council received a total of one unique submission. The issues raised in this submission 
are considered below.

Issue No of submissions Council Comments

Concern that the development 
will increase traffic generation, 
noise pollution, and general 
disruption because of the 
increase in student numbers and 
size of the school.

1 The proposal does not involve any 
increase in staff or student numbers. 
The development is replacing an 
existing demountable structure with a 
permanent two storey building, 
providing multipurpose rooms to 
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facilitate a variety of learning 
opportunities and uses. 

5. 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 and issues raised in the submission, it is considered that the 
application can be supported. 

The Development Application has been assessed against the relevant heads of consideration 
under Section 4.15 of the Environmental Planning and Assessment Act, 1979, 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 (Industry and Employment) 2021, 
State Environmental Planning Policy (Biodiversity and Conservation) 2021, The Hills Local 
Environmental Plan 2019 and The Hills Development Control Plan 2012 and is considered 
satisfactory.

A deferred commencement condition relating to the provision of on-site detention is 
recommended to ensure that stormwater generated by the development is adequately 
managed on the site.

6. RECOMMENDATION 

That the Development Application DA No 1588/2025/JP for a new school building in an 
existing Educational Establishment be approved pursuant to Section 4.16(1)(a) of the 
Environmental Planning and Assessment Act 1979 subject to the draft deferred 
commencement and conditions of consent.

DEFERRED COMMENCEMENT 

Deferred Commencement – On-Site Detention System Design
A. A deferred commencement consent is granted subject to:

Revised stormwater management plans and an electronic copy of the supporting stormwater 
model is endorsed by Council demonstrating that:

i. The entire development area of this application discharges no more that 82L/s in the 1% AEP 
storm event and 47 L/s in the 10% AEP storm event.

ii. Emergency overflows in the event of a blockage are directed to a legal discharge point. No 
emergency overflows shall be directed onto an adjoining property without an easement.

iii. The revised plans comply with Council’s requirements set out in Council’s Design Guidelines for 
Subdivision/Developments.

B. The applicant must provide Council with written evidence demonstrating that the matters listed under 
Part A, above have been satisfactorily addressed within 24 months of the date of consent.

C. Upon compliance with the requirements of Part A, a full consent will be issued subject to the 
following conditions:

Condition reason: Ensure satisfactory stormwater disposal.
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ALL DEVELOPMENT TYPES
GENERAL CONDITIONS

Approved Plans and Supporting Documentation
Development must be carried out in accordance with the following approved plans and documents, 
except where the conditions of this consent expressly require otherwise.

Approved plans
Plan 
number

Revision 
number

Plan title Drawn by Date of plan

DA02 A Existing Site Plan DTA Architects 23/04/2025
DA05 A Proposed Site Plan DTA Architects 23/04/2025
DA07 A Ground Floor Plan DTA Architects 23/04/2025
DA08 A First Floor Plan DTA Architects 23/04/2025
DA09 A Roof Plan DTA Architects 23/04/2025
DA10 B Elevations DTA Architects 20/06/2025
DA11 B Sections 1 of 2 DTA Architects 20/06/2025
DA12 B Sections 2 of 2 DTA Architects 20/06/2025
DA13 A External Finishes DTA Architects 23/04/2025
DA15 A 3D Perspectives DTA Architects 29/04/2025
L01 A Landscape Site Plan McIntosh&Phelps 22/04/2025
L03 A Landscape General Planting Plan McIntosh&Phelps 22/04/2025
L04 A Coloured Landscaping Plan McIntosh&Phelps 22/04/2025
TPP_02 B Tree Protection Plan CPS 24/04/2025

In the event of any inconsistency with the approved plans and a condition of this consent, the condition 
prevails.

1.

Condition reason: To ensure all parties are aware of the approved plans and supporting documentation 
that applies to the development.
Compliance with NSW Rural Fire Service Requirements

During the development of the site, occupation and ongoing use of the development, compliance with 
the requirements of the NSW Rural Fire Service re their Agency Concurrence and Referral reference 
CNR-81892 dated 01/07/2025, referenced as Attachment A in the relevant documents. 

2.

Condition reason: To ensure compliance with the relevant authority’s General Terms of Approval. 

Compliance with Sydney Water Requirements
Before building work commences, applicants are advised the proposed development shall be in 
accordance with the requirements/conditions imposed by Sydney Water re their Agency Concurrence 
and Referral reference CNR-81892, dated 30/05/2025, referenced as Attachment B in the relevant 
documents.

3.

Condition reason: To ensure compliance with relevant service provider’s requirements.
Compliance with Endeavour Energy Requirements4.

Before building work commences, applicants are advised the proposed development shall be in 
accordance with the requirements/conditions imposed by Endeavour Energy re their Agency 
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Concurrence and Referral reference CNR-81892 dated 14/05/2025 referenced as Attachment C in the 
relevant documents.

Condition reason: To ensure compliance with relevant service provider’s requirements.

Tree Removal

Approval is granted for the removal of eighteen (18) trees numbered 11-13, 17-18 and 25-37 as detailed 
in the Tree Protection Plan & Specification prepared by CPS Rev B dated 24/04/25.

All other trees are to remain and are to be protected during all works. Suitable replacement trees are to 
be planted upon completion of construction.

5.

Condition reason: To provide details of trees approved for removal.

Building Work to be in Accordance with BCA

During building work, all building work must be carried out in accordance with the provisions of the 
Building Code of Australia as referenced by Section 69 of the Environmental Planning and Assessment 
Regulation 2021.

6.

Condition reason: To ensure compliance with the legislative requirements. 

Construction Certificate

Before building works commence for the approved development, it is necessary to obtain a construction 
certificate. A construction certificate may be issued by Council or a Registered Certifier.  Plans submitted 
with the construction certificate are to be amended to incorporate the conditions of the development 
consent.

7.

Condition reason: To ensure appropriate safeguarding measures are in place prior to the 
commencement of any building work, demolition or excavation, and to ensure compliance with the 
legislative requirements.

BEFORE ISSUE OF A CONSTRUCTION CERTIFICATE

Section 7.12 Contribution8.

Before the issuing of a Construction Certificate, a contribution of $127,353.75 must be paid to Council. 
This amount may be indexed at the time of payment.

The contributions levy has been calculated in accordance with the table below:

Proposed cost of the development Maximum percentage of the levy

Up to $100,000 Nil

$100,001 - $200,000 0.5 %

More than $200,000 1%

Prior to payment, it is advised to phone or email Council to confirm the amount. Payments will be accepted 
via Debit or Credit Card. Cash payments will not be accepted. This condition has been imposed in 
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accordance with Section 7.12 of the Environmental Planning and Assessment Act 1979 and The Hills 
Section 7.12 Contributions Plan.

Condition reason: To contribute towards public infrastructure for the area.

Construction Site Management Plan
Before the issue of a construction certificate, a construction site management plan must be prepared, 
and provided to the Principal Certifier. The plan must include the following matters: 
a) The location and materials for protective fencing and hoardings on the perimeter of the site;
b) Provisions for public safety;
c) Pedestrian and vehicular site access points and construction activity zones;
d) Details of construction traffic management including:

i. Proposed truck movements to and from the site;
ii. Estimated frequency of truck movements; and

iii. Measures to ensure pedestrian safety near the site;
e) Details of bulk earthworks to be carried out;
f) The location of site storage areas and sheds;
g) The equipment used to carry out works;
h) The location of a garbage container with a tight-fitting lid;
i) Dust, noise and vibration control measures;
j) The location of temporary toilets;
k) The protective measures for the preservation of trees on-site and in adjoining public areas including 

measures in accordance with:
i. AS 4970 – Protection of trees on development sites;
ii. An applicable Development Control Plan;

A copy of the construction site management plan must be kept on-site at all times while work is being 
carried out.

9.

Condition reason: To require details of measures that will protect the public, and the surrounding 
environment, during site works and construction.

BEFORE WORK COMMENCES

Ground Protection within Tree Protection Zone10.

Before site works commence, ground protection measures are required where any construction access 
or works are within the TPZ of any tree (s) identified for retention which include the following:

a) Temporary access for machinery, vehicular and foot traffic within the TPZ of trees on the site and/or 
on adjoining Council site (s).

The measures may include a permeable membrane such as geo-textile fabric beneath a layer of mulch or 
crushed rock below rumble boards as per Clause 4.5.3 Ground protection AS4970-2025 Protection of 
trees on development sites. 

Any site activity within the Tree Protection Zone and Structural Root Zone of the tree/s to be preserved 
must have elevated protection installed clear of the ground to avoid compaction and damage to roots. 
Protection may comprise of timber planks or metal decking supported on scaffolding or the like. 
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All areas within the tree protection zone are to be mulched with composted leaf mulch to a depth of no 
less than 100mm as outlined in the mulching condition of this Consent. 

Documentation relating to the implementation of the subject tree protection measures (including 
certification of supervision) by a Project Arborist.

Condition reason: To protect trees.

Engagement of a Project Arborist 
Before site works commence, a Project Arborist (minimum AQF Level 5) is to be appointed and the 
following details provided to The Hills Shire Council’s Manager – Environment & Health:  
a) Name: 
b) Qualification/s: 
c) Telephone number/s: 
d) Email: 
If the Project Arborist is replaced, Council is to be notified in writing of the reason for the change and the 
details of the new Project Arborist provided within 7 days. 

11.

Condition reason: To protect vegetation.
Erosion and Sediment Controls in Place
Before site work commences, the certifying authority must be satisfied the erosion and sediment 
controls in the erosion and sediment control plan are in place. These controls must remain in place 
until any bare earth has been restabilised in accordance with the NSW Department of Housing manual 
‘Managing Urban Stormwater: Soils and Construction Certificate’ (the Blue Book) (as amended from 
time to time).

12.

Condition reason: To ensure sediment laden runoff and site debris do not impact local stormwater 
systems and waterways.
Consultation with Service Authorities

Before building work commences, applicants are advised to consult with Telstra, NBN Co and Australia 
Post regarding the installation of telephone conduits, broadband connections and letterboxes as 
required.  

Applicants are advised to consult with the relevant electricity authority with respect to electricity supply 
and connection points to the site, or any other electrical infrastructure located in close proximity to the 
proposed works. Unimpeded access must be available to the electricity supply authority, during and 
after building, to the electricity meters and metering equipment. 

In the interest of health and safety, applicants are to contact dial before you dig Australia 
www.byda.com.au in order to protect damage to third party assets. It is the individual’s responsibility to 
anticipate and request the nominal location of plant or assets on the relevant property via contacting 
the dial before you dig service in advance of any construction or planning activities.   

13.

Condition reason: To ensure compliance with relevant service provider’s requirements. 

Builder and Principal Certifier Details

Before building work commences, the builders name, address, telephone and email information must be 
submitted to the Principal Certifier. Where Council is not the Principal Certifier, Council must be notified 
of the Principal Certifier in writing two days before building works commence in accordance with the 
Regulations.

14.

Condition reason: To ensure compliance with the legislative requirements.
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Management of Building Sites 

Before building work commences, suitable fencing or other measures to restrict public access to the site 
and building works, materials or equipment when the building work is not in progress or the site is 
otherwise unoccupied is to be provided.

The erection of a sign, in a prominent position, stating that unauthorised entry to the site is not 
permitted and giving an after hours contact name and telephone number.  

15.

Condition reason: To protect workers, the public and the environment.

DURING WORKS

Protection of Tree Canopy
Whilst site works are being carried out, damage to tree canopies (foliage and branches) are to be 
avoided when operating excavation machineries, cranes, drilling rigs and similar equipment near tree (s). 
Under no circumstances shall branches be torn-off by construction equipment. Where there is potential 
conflict between tree canopy and construction activities, the advice of a Project Arborist must be 
sought. 

In the event of any tree (s) becoming damaged for any reason during the construction period a Project 
Arborist shall be engaged to inspect and provide advice on any remedial action to minimise any adverse 
impact. Such remedial action shall be implemented as soon as practicable and certified by the Project 
Arborist. The removal of a small portion of the crown (foliage and branches) is generally tolerable 
provided that the extent of pruning required is within 10% of the total foliage volume of the tree and 
the removal of branches does not create large wounds or disfigure the natural form and habit of the 
tree. All pruning cuts must be undertaken in accordance with the Australian Standard (AS 4373-2007) 
Pruning of Amenity Trees.

16.

Condition reason: To protect tree canopy. 
Dust Control 
During site works, dust suppression techniques must be used to minimise nuisance to surrounding 
properties.  In the absence of any alternative measures, the following measures must be taken to control 
the emission of dust: 
a) Dust screens must be erected around the perimeter of the site and be kept in good repair for the 

duration of the demolition and construction work; 
b) All dusty surfaces must be wet down and suppressed by means of a fine water spray.  Water used for 

dust suppression must not cause water pollution; and 
c) All stockpiles of materials that are likely to generate dust must be kept damp or covered. 

17.

Condition reason: To prevent the movement of dust outside the boundaries of the development. 
Stockpiles 
During site work, stockpiles of topsoil, sand, aggregate or other material capable of being moved by 
water must be stored clear of any drainage line, easement, natural watercourse, footpath, kerb or 
roadside. 

18.

Condition reason: To protect waterways 
Soil Management19.
While site work is being carried out, the certifying authority must be satisfied all soil removed from or 
imported to the site is managed in accordance with the following requirements:
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a) All excavated material removed from the site must be classified in accordance with the EPA’s Waste 
Classification Guidelines before it is disposed of at an approved waste management facility and the 
classification and the volume of material removed must be reported to the certifying authority

b) All fill material imported to the site must be: 
i. Virgin Excavated Natural Material as defined in Schedule 1 of the Protection of the Environment 

Operations Act 1997, or
ii. a material identified as being subject to a resource recovery exemption by the NSW EPA, or

iii. a combination of Virgin Excavated Natural Material as defined in Schedule 1 of the Protection of 
the Environment Operations Act 1997 and a material identified as being subject to a resource 
recovery exemption by the NSW EPA.

Condition reason: To ensure soil removed from the site is appropriately disposed of and soil imported to 
the site is not contaminated and is safe for future occupants.
Noise and Vibration Requirements
While site work is being carried out, noise generated from the site must not exceed an LAeq (15 min) of 
5dB(A) above background noise, when measured at the boundary of the site.

20.

Condition reason: To protect the amenity of the neighbourhood during construction.
Hours of Work
Site work must only be carried out between the following times –
For all works from 7:00am to 5:00pm on Monday to Saturday.
No work to be carried out on Sunday or Public Holidays.
Site work is not to be carried out outside of these times except where there is an emergency, or for 
urgent work directed by a police officer or a public authority.

21.

Condition reason: To protect the amenity of the surrounding area.
Surveys by a Registered Surveyor
While building work is being carried out, the positions of the following must be measured and marked 
by a registered surveyor and provided to the principal certifier:
a) All footings / foundations in relation to the site boundaries and any registered and proposed 

easements; and
b) At other stages of construction – any marks that are required by the principal certifier.

22.

Condition reason: To ensure buildings are sited and positioned in the approved location.
Waste Management23.

While site work is being carried out:

a) all waste management must be undertaken in accordance with the waste management plan, and

b) upon disposal of waste, records of the disposal must be compiled and provided to the Principal 
Certifier, detailing the following:

i. The contact details of the person(s) who removed the waste;

ii. The waste carrier vehicle registration;

iii. The date and time of waste collection;

iv. A description of the waste (type of waste and estimated quantity) and whether the waste is to 
be reused, recycled or go to landfill;

v. The address of the disposal location(s) where the waste was taken;

vi. The corresponding tip docket/receipt from the site(s) to which the waste is transferred, noting 
date and time of delivery, description (type and quantity) of waste.
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c) If waste has been removed from the site under an EPA Resource Recovery Order or Exemption, 
records in relation to that Order or Exemption must be maintained and provided to the principal 
certifier and council.

Condition reason: To require records to be provided, during site work, documenting the lawful disposal 
of waste.

BUILDING WORK
GENERAL CONDITIONS

Protection of Public Infrastructure

During works, Council must be notified of any damage to public infrastructure caused by the 
development. Adequate protection must be provided prior to work commencing and maintained during 
building operations.  Any damage caused must be made good, to the satisfaction of Council, before an 
Occupation Certificate can be issued. Public infrastructure includes the road pavement, kerb and gutter, 
concrete footpaths, drainage structures, utilities and landscaping fronting the site.

24.

Condition reason: To document any damaged to public infrastructure during construction and 
subsequently any damage is to be made good prior to Occupation Certificate.

BEFORE THE ISSUE OF A CONSTRUCTION CERTIFICATE

Engineering Works and Design25.

The design and construction of the engineering works listed below must be provided for in accordance 
with Council’s Design Guidelines Subdivisions/ Developments and Works Specifications Subdivisions/ 
Developments.

Engineering works can be classified as either “subdivision works” or “building works”.

Works within an existing or proposed public road or works within an existing or proposed public reserve 
can only be approved, inspected and certified by Council.

Depending on the development type and nature and location of the work the required certificate or 
approval type will differ. The application form covering these certificates or approvals is available on 
Council’s website and the application fees payable are included in Council’s Schedule of Fees and 
Charges.

The concept engineering plan prepared by Henry & Hymas,  Drawing C201, C253, Rev 1, C000, C200, 
C250, C252, SE01, SE02, BE01, Rev 2, C100, Rev C251, 4 C101, Rev 6, dated 14/10/2025  is for 
development application purposes only and is not to be used for construction. The design and 
construction of the engineering works listed below must reflect the concept engineering plan and the 
conditions of consent. Before the issue of a construction certificate or a subdivision work certificate, 
whichever precedes first/earlier, a suitably qualified civil engineer must review the Engineering design 
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associated with this development and provide written certification on the approved plans to satisfy the 
certifier that:

below is required including all other ancillary work to make this construction effective:

a) Earthworks/ Site Regrading

Earthworks and retaining walls are limited to those locations and heights shown on the concept 
engineering plan prepared by prepared by Henry & Hymas, Drawing BE01, Rev 2, dated 14/10/2025. 
Where earthworks are not shown on the approved plan the topsoil within lots must not be disturbed. 
Retaining walls between lots must be located on the high side lot that is being retained, save the need 
for easements for support on the low side lot adjacent.

b) Water Sensitive Urban Design Elements

Water sensitive urban design elements, consisting of Atlan stormwater filters and Atlan stormsacks, are 
to be located generally in accordance with the plans and information submitted with the application.

Detailed plans for the water sensitive urban design elements must be submitted for approval. The 
detailed plans must be suitable for construction and include detailed and representative longitudinal 
and cross sections of the proposed infrastructure. The design must be accompanied, informed and 
supported by detailed water quality and quantity modelling. The modelling must demonstrate a 
reduction in annual average pollution export loads from the development site in line with the following 
environmental targets:

• 90% reduction in the annual average load of gross pollutants

• 85% reduction in the annual average load of total suspended solids

• 65% reduction in the annual average load of total phosphorous

• 45% reduction in the annual average load of total nitrogen

All model parameters and data outputs are to be provided.

Condition reason: To ensure that the engineering design associated with this development have been 
designed and completed in accordance with Australian standards, Council’s relevant DCP and Council’s 
Design Guidelines Subdivisions/ Developments and Works Specifications Subdivisions/ Developments

Onsite Stormwater Detention – Hawkesbury River Catchment Area26.

Before the issue of a construction certificate or a subdivision work certificate, whichever precedes 
first/earlier, a suitably qualified civil engineer must prepare Onsite Stormwater Detention/Stormwater 
plan and provide written certification on the approved plans to satisfy the certifier that: 

Onsite Stormwater Detention (OSD) has been designed in accordance with Council’s adopted policy for 
the Hawkesbury River catchment area, the Upper Parramatta River Catchment Trust OSD Handbook, 
with amended parameters for the site storage requirement and permissible site discharge.

1. The stormwater concept plan prepared by Henry & Hymas,  Drawing C201, C253, Rev 1, C000, C200, 
C250, C252, SE01, SE02, BE01, Rev 2, C100, Rev C251, 4 C101, Rev 6, dated 14/10/2025 is for 
development application purposes only and is not to be used for construction. The detailed design 
must reflect the approved concept plan and the following necessary changes:

a) Revised in accordance with the outcome of the deferred commencement condition
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Water sensitive urban design elements, consisting of Atlan stormwater filters and Atlan stormsacks, are 
to be located generally in accordance with the plans and information submitted with the application.

Detailed plans for the water sensitive urban design elements must be submitted for approval. The 
detailed plans must be suitable for construction and include detailed and representative longitudinal 
and cross sections of the proposed infrastructure. The design must be accompanied, informed and 
supported by detailed water quality and quantity modelling. The modelling must demonstrate a 
reduction in annual average pollution export loads from the development site in line with the following 
environmental targets:

• 90% reduction in the annual average load of gross pollutants

• 85% reduction in the annual average load of total suspended solids

• 65% reduction in the annual average load of total phosphorous

• 45% reduction in the annual average load of total nitrogen

All model parameters and data outputs are to be provided.

The design and construction of the stormwater management system must be approved by either Council 
or an accredited certifier. A Compliance Certificate certifying the detailed design of the stormwater 
management system can be issued by Council. The following must be included with the documentation 
approved as part of any Construction Certificate:

a) Design/ construction plans prepared by a hydraulic engineer.

b) A completed OSD Drainage Design Summary Sheet.

c) Drainage calculations and details, including those for all weirs, overland flow paths and diversion 
(catch) drains, catchment areas, times of concentration and estimated peak run-off volumes.

d) A completed OSD Detailed Design Checklist.

A maintenance schedule.

2. The design and construction of the OSD system must be approved by either Council or an accredited 
certifier. A Design Compliance Certificate (DCC) certifying the detailed design of the OSD system can 
be issued by Council. The following must be included with the documentation approved as part of any 
Construction Certificate:

a) Design/ construction plans prepared by an accredited OSD designer.

b) A completed OSD Drainage Design Summary Sheet.

c) Drainage calculations and details, including those for all weirs, overland flow paths and diversion 
(catch) drains, catchment areas, times of concentration and estimated peak run-off volumes.

d) A completed OSD Detailed Design Checklist.

a) A maintenance schedule.

Condition reason: To ensure runoff from the development do not impact local stormwater systems and 
waterways.

27. Security Bond – Road Pavement and Public Asset Protection
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The applicant must provide a security bond of $348,975 is required to be submitted to Council to 
guarantee the protection of the road pavement and other public assets in the vicinity of the site during 
construction works. The above amount is calculated at the rate of $141.00 per square metre based on 
the road frontage of the subject site plus an additional 50m on either side 275m multiplied by the width 
of the road 9m. A single bond payment with the amount specified above shall be lodged with Council, 
partial bond payments will not be accepted. 

The square metre rate is based on The Hills Shire Council Fees & Charges 2025-2026 which is applicable 
at the time this consent was issued. Upon lodgement of the bond the amount will be updated to reflect 
the current schedule of fees and charges that are available on The Hills Shire Council Website.  

The bond is refundable upon written application to Council and is subject to all work being restored to 
Council’s satisfaction. Should the cost of restoring any damage exceed the value of the bond, Council will 
undertake the works and issue an invoice for the recovery of these costs. 

This requirement shall be reflected on the Construction Certificate plans and supporting documentation. 
The bond must be lodged with Council before the issue of a construction certificate or a subdivision work 
certificate, whichever precedes first/earlier. 

Condition reason: To ensure any damage to public infrastructure is rectified

Erosion and Sediment Control Plan

Before the issue of a construction certificate, an erosion and sediment control plan must be prepared 
by a suitably qualified person in accordance with the following documents and provided to Certifying 
Authority:

a) Council’s relevant development control plan,
b) the guidelines set out in the NSW Department of Housing manual ‘Managing Urban Stormwater: Soils 

and Construction Certificate’ (the Blue Book) (as amended from time to time), and
the ‘Do it Right On-Site, Soil and Water Management for the Construction Industry' (Southern Sydney 
Regional Organisation of Councils and the Natural Heritage Trust) (as amended from time to time).

28.

Condition reason: To ensure no substance other than rainwater enters the stormwater system and 
waterways.

Acoustic – Mechanical plant

Before the issue of a construction certificate, a suitably qualified acoustic consultant is to provide advice 
on the final mechanical plant selection/s to ensure that it meets the noise target not exceeding 43dB(A) 
in the daytime noise period and 43dB(A) in the evening noise period,  at any residential boundary as per 
the acoustic assessment prepared by Acoustic Logic dated 23 April 2025 (referenced as 
20250176.2/2304A/R1/RF). Evidence of this is to be provided to Council’s Manager – Environment and 
Health for review and if satisfactory, written support will be provided prior to any construction certificate 
being issued.

29.

Condition reason: To protect the amenity of the local area.

BEFORE WORK COMMENCES
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Tree Protection Signage 

Before any work begins on the site, a Tree Protection Zone sign must be attached to the tree protection 
fencing stating “Tree Protection Zone No Access” (The lettering size on the sign shall comply with 
AS1319). Access to this area can only be authorised by the project arborist or site manager. 

30.

Condition reason: To protect trees during the carrying out of site work.

Tree Protection Fencing 

Before any work begins on the site, Tree Protection Fencing must be in place around trees or groups of 
trees nominated for retention. In order of precedence the location of fencing shall be: 

a) In accordance with the Tree Protection Plan & Specification prepared by CPS Rev B dated 24/04/25; or 

b) As per directed by a AQF Level 5 (or greater) Project Arborist; or 

c) In accordance with the Tree Protection Zone (TPZ) as calculated under AS4970 (2025) Protection of 
trees on development sites. 

Note: Any variations to the Standards shall be documented and certified by the Project Arborist.

The erection of a minimum 1.8m chain-wire fence to delineate the TPZ is to stop the following occurring:

• Excavation, installation of services or other works within the TPZ;
• Stockpiling of materials within TPZ;
• Placement of fill within TPZ;
• Parking of vehicles within the TPZ;
• Compaction of soil within the TPZ;
• Cement washout and other chemical or fuel contaminants within TPZ; and
• Damage to tree crown.

Where the provision of the tree protection fencing is impractical due to its proximity to the proposed 
development footprint, trunk protection shall be erected around nominated trees to avoid accidental 
damage. The trunk protection shall consist of a layer of carpet underfelt (or similar) wrapped around the 
trunk, followed by 1.8m metre lengths of softwood timbers (90 x 45mm in section) aligned vertically and 
spaced evenly around the trunk at 150mm centres (i.e. with a 50mm gap) and secured together with 
galvanised hoop strap. 

All areas within the tree protection zone shall be mulched with composted leaf mulch to a depth of no 
less than 100mm as outlined in the mulching condition of this Consent.

Documentation relating to the implementation of the subject tree protection measures (including 
certification of supervision) by a Project Arborist shall be provided to Council as outlined in this Consent 
and/or upon request by the Consent Authority. 

31.

Condition reason: To protect trees during the carrying out of site work.

Public Infrastructure Inventory Report32.

Before works commencing on site the Principal Contractor must get a public infrastructure inventory 
report prepared and submitted to Council recording the condition of all public assets in the direct vicinity 
of the development site. This includes, but is not limited to, the road fronting the site along with any 
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access route used by heavy vehicles. If uncertainty exists with respect to the necessary scope of this 
report, it must be clarified with Council before works commence. The report must include:

a) Planned construction access and delivery routes; and

Dated photographic evidence of the condition of all public assets.

Condition reason: To document the condition of public infrastructure prior to works commencing.

Traffic Control Plan

Before the works commence on site a person with the relevant accreditation must complete and 
approve/sign a Traffic Control relevant to the site. A copy of the plan must be submitted to Council 
before being implemented.  

A plan that includes full (detour) or partial (temporary traffic signals) width road closure requires 
separate specific approval from Council. Sufficient time should be allowed for this to occur. 

33.

Condition reason: To Ensure safe movement of vehicles around/past the site

Erection of Signage – Supervision of Work

Before works commencing on site the Certifier is to ensure a sign is erected in a prominent position 
displaying the following information:

• The name, address and telephone number of the Principal Certifying Authority;

• The name and telephone number (including after hours) of the person responsible for carrying out 
the works;

• That unauthorised entry to the work site is prohibited.

This signage must be maintained while the work is being carried out and must be removed upon 
completion.

34.

Condition reason: To address requirements Environmental Planning and Assessment Regulations 2021.

Dust Management Plan35.

Before works commencing on site the Principal Contractor must get a site specific dust management 
plan developed to proactively address the issue of dust during construction. This plan must be submitted 
to Council’s Manager – Subdivision and Development Certification for written approval before works 
commence. The plan must address/ include the following matters, where relevant:

• A dust cloth must be installed along the perimeter of the site.

• Where required, a sprinkler/ misting system along the perimeter of the site.

• Stockpile management such as location, orientation, volume and height to minimise impacts on 
neighbouring properties. Covering of stockpiles with tarpaulins or vegetation should also be 
considered where warranted by the duration of the stockpile. Stockpiles expected to be in place for 
longer than 14 days are considered non-temporary.

• Final topsoil placement and planting or seeding exposed areas as soon as possible.

• Weather forecast systems to predict adverse weather conditions and allow for early action for dust 
management and to avoid dust generating activities when weather conditions are unfavourable.
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• Education of all site personnel on reducing dust.

• Community engagement plan and complaints management system demonstrating how dust 
complaints will be received, recorded, resolved and responded to.

How the dust management controls will be monitored, reviewed and revised on a regular basis to 
ensure their ongoing effectiveness

Condition reason: To ensure appropriate dust control in is in place for large subdivision works.

Dilapidation report
Before any site work commences, a dilapidation report must be prepared by a suitably qualified 
engineer detailing the structural condition of adjoining buildings, structures or works and public land, 
to the satisfaction of the Certifying Authority.

Where access has not been granted to any adjoining properties to prepare the dilapidation report, the 
report must be based on a survey of what can be observed externally and demonstrate, in writing, to 
the satisfaction of the Certifying Authority, that all reasonable steps were taken to obtain access to the 
adjoining properties.

No less than 14 days before any site work commences, adjoining building owner(s) must be provided 
with a copy of the dilapidation report for their property(ies) and a copy of the report(s) must be 
provided to council (where council is not the principal certifier) at the same time. 

36.

Condition reason: To establish and document the structural condition of adjoining properties and public 
land for comparison as site work progresses and is completed and ensure neighbours and council are 
provided with the dilapidation report
Stabilised Access Point

Before building work commences, a stabilised all weather access point is to be provided and maintained 
throughout construction activities until the site is stabilised.  The controls shall be in accordance with 
the requirements with the details approved by Council and/or as directed by Council Officers.  These 
requirements shall be in accordance with Managing Urban Stormwater – Soils and Construction 
produced by the NSW Department of Housing (Blue Book).

37.

Condition reason: To ensure construction sites are managed properly. 

Toilet Facilities38.

Before building work commences, toilet facilities are to be provided, at or in the vicinity of the work site 
on which work involved in the erection or demolition of a building is being carried out, at the rate of one 
toilet for every 20 persons or part of 20 persons employed at the site. 

Each toilet provided: 

a) must be a standard flushing toilet, and  

b) must be connected:  

i. to a public sewer, or  

ii. if connection to a public sewer is not practicable, to an accredited sewage management facility 
approved by the council, or  

Version: 11, Version Date: 27/11/2025
Document Set ID: 22035866



Assessment Report: PPSSCC-722 - DA 1588/2025/JP             30 November 2025 Page 28

iii. if connection to a public sewer or an accredited sewage management facility is not practicable, 
to some other sewage management facility approved by the council.

Condition reason: To ensure there are amenities provided to workers on site. 

Erection of Signage – Supervision of Work

Before works commencing on site the Certifier is to ensure a sign is erected in a prominent position 
displaying the following information:

• The name, address and telephone number of the Principal Certifying Authority;

• The name and telephone number (including after hours) of the person responsible for carrying out 
the works;

• That unauthorised entry to the work site is prohibited.

This signage must be maintained while the work is being carried out and must be removed upon 
completion.

39.

Condition reason: To address requirements Environmental Planning and Assessment Regulations 2021.

DURING BUILDING WORKS

Project Arborist 
During site works, the Project Arborist must be on site to supervise any works within the Tree Protection 
Zone (TPZ) of trees to be retained.  

Supervision of the works shall be certified by the Project Arborist and a copy of such certification shall be 
submitted to the Principle Certifying Authority within 14 days of completion of the works. 

40.

Condition reason:  To protect trees during carrying out of site work. 
Retention of Trees

While works are being carried out, only trees specifically identified for removal on the approved plans 
may be removed. All other trees (including neighbouring trees and street trees) are to be retained with 
remedial work to be carried out in accordance with the Tree Protection Plan & Specification prepared by 
CPS Rev B dated 24/04/25.

41.

Condition reason: To ensure retained trees are adequately protected during works.

Trenching within Tree Protection Zone 42.

Whilst site works are being carried out, any trenching and excavation for construction of footing / piers 
for retaining walls, installation of drainage, sewerage, irrigation or any other services, and/or for 
construction of driveways and roads, and/or any ancillary structures shall not occur within the Tree 
Protection Zone (TPZ) of any trees identified for retention unless under supervision and certification of a 
suitably qualified AQF Level 5 (or greater) Project Arborist. 

Certification of supervision by a Project Arborist must be provided to Council within 14 days of 
completion of trenching works and/or upon request by the Consent Authority.
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Demolition, construction, or any form of earth works within the Tree Protection Zone of trees identified 
for retention shall be carried out so as to avoid damage to the tree roots. Manual excavation shall be 
carried out under the supervision of the Project Arborist. Manual excavation may include the use of 
pneumatic and hydraulic tools. Note, mattocks and axes shall not be used. 

Where roots within the Tree Protection Zone are exposed by excavation, temporary root protection 
should be installed to prevent them drying out. This may include jute mesh or hessian sheeting as 
multiple layers over exposed roots and excavated soil profile, extending to the full depth of the root 
zone. Root protection sheeting should be pegged in place and kept moist during the period that the root 
zone is exposed. 

Root pruning should be avoided, however where necessary, all cuts shall be clean cuts made with sharp 
tools such as secateurs, pruners, handsaws, chainsaws or specialised root pruning equipment. Where 
possible, the roots to be pruned should be located and exposed using minimally destructive techniques 
such as hand-digging, compressed air or water-jetting, or non-destructive techniques. No roots larger 
than 40mm in diameter shall be cut without Project Arborist advice and supervision. All root pruning 
must be done in accordance with Section 9 of Australia Standard 4373-2007 Pruning of Amenity Trees.

Condition reason: To protect trees during the carrying out of site work. 

Imported ‘Waste Derived’ Fill Material 

During building works only virgin excavated natural material (within the meaning of the Protection of the 
Environment Operations Act 1997); or any other waste-derived material the subject of a resource recovery 
exemption under clause 93 of the Protection of the Environment Operations (Waste) Regulation 2014 is 
permitted to be used as fill material. 
Any waste-derived material the subject of a resource recovery exemption received at the development 
site must be accompanied by documentation as to the material’s compliance with the exemption 
conditions and must be provided to the Certifier.

43.

Condition reason: To ensure that fill is not contaminated.  

Control of early morning noise from trucks 
During works, trucks associated with the construction at the site that will be waiting to be loaded must 
not arrive at the site before 7am. 

44.

Condition reason: To protect the acoustic amenity of the local area and of the development. 
Control of Noise from Trucks
During works, the number of trucks waiting in adjacent streets to enter the site for the removal of fill shall 
not exceed 1  Trucks waiting shall not obstruct driveways and shall have their motors off if expected to 
wait more than 5 minutes. 

45.

Condition reason: To protect the acoustic amenity of the local area and of the development.
Rock Breaking Noise 
During building work and upon receipt of a justified complaint in relation to noise pollution caused by rock 
breaking. Rock breaking will only occur between the hours of 9am to 3pm, Monday to Friday. No rock 
breaking is to occur Saturday – Sunday and on public holidays. 
Details of noise mitigation measures and likely duration of the activity must be submitted to Council’s 
Manager – Environment and Health within seven (7) days of receiving notice from Council. 

46.

Condition reason: To minimise noise impacts on neighbouring properties 
Construction Noise 
During building work, the emission of noise from the construction of the development shall comply with 
the Interim Construction Noise Guideline published by the Department of Environment and Climate 
Change (July 2009). 

47.

Condition reason: To protect residential amenity 
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Location of Works

During building works, any of the approved works / dwelling house (inclusive of any services, equipment 
and/or utilities), footings, walls, roof barges and guttering are to be constructed and contained wholly 
within the property boundaries. A survey report from a registered land surveyor may be required for 
confirmation of its location. 

48.

Condition reason: To ensure no encroachment occurs onto the adjoining property. 

Procedure for Critical Stage Inspections
While building work is being carried out, the work must not continue after each critical stage inspection 
unless the principal certifier is satisfied the work may proceed in accordance with this consent and the 
relevant construction certificate.

49.

Condition reason: To require approval to proceed with building work following each critical stage 
inspection.

ON COMPLETION OF WORKS

Post-Construction Dilapidation Report
After completion of all site work a post- construction dilapidation report must be prepared by a suitably 
qualified engineer, to the satisfaction of the Certifying Authority, detailing whether:

a) after comparing the pre-construction dilapidation report to the post-construction dilapidation report 
required under this condition, there has been any structural damage to any adjoining buildings; and

b) where there has been structural damage to any adjoining buildings, that it is a result of the work 
approved under this development consent, and

a) a copy of the post-construction dilapidation report must be provided to council (where council is not 
the principal certifier or a principal certifier is not required) and to the relevant adjoining property 
owner(s).

50.

Condition reason: To identify any damage to adjoining properties resulting from site work on the 
development site.

BEFORE ISSUE OF OCCUPATION CERTIFICATE

Completion of Landscape and Tree Works
Before the issue of an occupation certificate, the principal certifier must be satisfied all landscape and 
tree-works have been completed in accordance with approved plans and documents and any relevant 
conditions of this consent.

51.

Condition reason: To ensure the approved landscaping works have been completed in accordance with 
the approved landscaping plan(s).
Planting Requirements 52.

Before the issue of an occupation certificate, the Landscaping shall be certified to be in accordance with 
the approved plans by the private certifier. All trees planted as part of the approved landscape plan are 
to be minimum 75 litre pot size. All shrubs planted as part of the approved landscape plan are to be 
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minimum 200mm pot size.  Groundcovers are to be planted at 5/m2. Any species that need substituting 
requires confirmation from Council.

Condition reason: To ensure the approved landscaping works have been completed in accordance with 
the approved landscaping plan(s).

Public Infrastructure Inventory Report - Post Construction

Before the release of an Occupation Certificate an updated public infrastructure inventory report must 
be prepared and submitted to Council.

The updated report must identify any damage to public assets and the means of rectification for the 
approval of Council.

53.

Condition reason: To ensure protection and where required suitable remediation of public assets

Completion of Engineering Works

An Occupation Certificate must not be issued before the completion of all engineering works covered by 
this consent, in accordance with this consent.

54.

Condition reason: To ensure all engineering works are completed before an occupation certificate is 
issued.

OSD System Certification

Before the release of an Occupation Certificate the Onsite Stormwater Detention (OSD) system must be 
completed to the satisfaction of the Principal Certifying Authority (PCA).

The following documentation is required to be submitted upon completion of the OSD system and prior 
to a final inspection:

a) Works as executed plans prepared on a copy of the approved plans;

b) A certificate of hydraulic compliance (Form B.11) from a suitably qualified engineer or surveyor 
verifying that the constructed OSD system will function hydraulically;

c) A certificate of structural adequacy from a suitably qualified structural engineer verifying that the 
structures associated with the constructed OSD system are structurally adequate and capable of 
withstanding all loads likely to be imposed on them during their lifetime.

Where Council is not the PCA a copy of the above documentation must be submitted to Council.

55.

Condition reason: To ensure completion of the OSD system in accordance with the approved plans and 
that the system has been constructed and is operations.

Water Sensitive Urban Design Certification56.

Before the issue of an Occupation Certificate the WSUD elements conditioned earlier in this consent 
must be constructed and operational. The following documentation must be submitted in order to 
obtain an Occupation Certificate:

a) WAE drawings and any required engineering certifications;

b) Records of inspections;
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c) An approved operations and maintenance plan; and

d) A certificate of structural adequacy from a suitably qualified structural engineer verifying that any 
structural element of the WSUD system are structurally adequate and capable of withstanding all 
loads likely to be imposed on them during their lifetime.

Where Council is not the PCA a copy of the above documentation must be submitted to Council..

Condition reason: To ensure structure(s) associated with the treatment of stormwater to ensure the 
quality of water discharge from site is suitable to enter the downstream watercourse

Retaining Walls

Before an occupation certificate is issued, all retaining walls shown on the approved plans shall be 
completed. 

57.

Condition reason: To ensure the amenity of adjacent properties are protected. 

Section 64 – Consent Authority may require upgrade of building 

The following upgrades are to be undertaken with the construction certificate works and are be 
completed prior to an occupation certificate being issued:

i. A review of hydrant coverage and location of landing valves is to be undertaken to ensure 
system coverage is sufficient, appropriate to E1P3 of the BCA.

58.

Condition reason: To ensure the existing building is brought into an appropriate level of conformity with 
the Building Code of Australia.

Certification of acoustic measures
Before the issue of an occupation certificate, a suitably qualified person must provide details 
demonstrating compliance to the principal certifier that the acoustic measures have been installed in 
accordance with the acoustic report approved under this consent.

59.

Condition reason: To protect the amenity of the local area.
Preservation of Survey Marks
Before the issue of an occupation certificate, documentation must be submitted by a registered 
surveyor to the Principal Certifier which demonstrates that:
a) no existing survey mark(s) have been removed, damaged, destroyed, obliterated or defaced, or
b) any survey mark(s) that were damaged, destroyed, obliterated or defaced have been re-established 

in accordance with the Surveyor General’s Direction No. 11 – Preservation of Survey Infrastructure.

60.

Condition reason: To protect the state’s survey infrastructure.

OCCUPATION AND ONGOING USE

Landscaping

The landscaping shall be in accordance with the approved plan and shall be maintained at all times in 
accordance with THDCP 2012 Part C Section 3 – Landscaping and the approved landscape plan. 

61.

Condition reason: To ensure the approved landscaping works have been completed in accordance with 
the approved landscaping plans.
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Number of Staff and Students

The maximum number of staff and students are limited to 630 students and 37 staff as approved under 
Development Consent 629/2012/JP. 

62.

Condition reason: To ensure the approved numbers of staff and students are retained with the new 
building.

Offensive Noise 
During occupation and ongoing use of the premises, building services, equipment, machinery and 
ancillary fittings shall not give rise to “offensive noise” as defined under the provisions of the Protection 
of the Environment Operation Act 1997. 

63.

Condition reason: To protect the amenity of the local area 

ATTACHMENTS
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• Attachment B: Aerial Photograph
• Attachment C: Site Plan
• Attachment D: Ground Floor Plan
• Attachment E: First Floor Plan
• Attachment F: Elevations
• Attachment G: Sections
• Attachment H: Landscape Plan
• Attachment I: Photomontage
• Attachment J: NSW RFS Requirements
• Attachment K: Endeavour Energy Requirements
• Attachment L: Sydney Water Requirements
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ATTACHMENT A – LOCALITY PLAN

Version: 11, Version Date: 27/11/2025
Document Set ID: 22035866



Assessment Report: PPSSCC-722 - DA 1588/2025/JP             30 November 2025 Page 35

ATTACHMENT B – AERIAL PHOTOGRAPH
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ATTACHMENT C – SITE PLAN
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ATTACHMENT D – GROUND FLOOR PLAN
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ATTACHMENT E – FIRST FLOOR PLAN
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ATTACHMENT F – ELEVATIONS
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ATTACHMENT G – SECTIONS
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ATTACHMENT H – LANDSCAPE PLAN
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ATTACHMENT I – PHOTOMONTAGE
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ATTACHMENT J – BUSHFIRE SAFETY AUTHORITY
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ATTACHMENT K – ENDEAVOUR ENERGY REQUIREMENTS
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ATTACHMENT L – SYDNEY WATER REQUIREMENTS
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