


Planning Report – S4.15 Assessment - 6 Flinders Rd, SOUTH NOWRA - Lot 72 DP 1032397

COUNCIL ASSESSMENT REPORT
Panel Reference	PPSSTH-54
DA Number	RA20/1002
LGA	Shoalhaven City Council
Proposed Development	Construction of a mixed use development consisting of an industrial building to be used for light industry, depot and ancillary office, additional parking, vehicle maneuvering areas and landscaping
Street Address	6 Flinders Rd, SOUTH NOWRA - Lot 72 DP 1032397
Applicant/Owner	Shoalhaven City Council
Date of DA lodgement	29 July 2020
Total number of Submissions 	Number of Unique Objections	Nil (0)
Recommendation	Approval
Regional Development Criteria (Schedule 7 of the SEPP (State and Regional Development) 2011	Schedule 7 Clause 3 - Council related development over $5 million	CIV = $9,469,458
List of all relevant s4.15(1)(a) matters		Shoalhaven Local Environmental Plan 2014	State Environmental Planning Policy No 55 - Remediation of Land		State Environmental Planning Policy No 44 - Koala Habitat Protection	State Environmental Planning Policy (Infrastructure) 2007	State Environmental Planning Policy (State and Regional Development) 2011	State Environmental Planning Policy No 33 - Hazardous and Offensive Development	Shoalhaven Development Control Plan 2014	No relevant planning agreement have been entered into under section 7.4, or any draft planning agreement that a developer has offered to enter into under section 7.4	Clause 94 of the Environmental Planning and Assessment Regulation 2000 applies to the proposed development and a partial building upgrade will be required to the existing building.	There are no coastal zone management plan that apply to the site. 
List all documents submitted with this report for the Panel’s consideration	Attachment 1 - Section 4.15 Assessment Report 	Attachment 2 - Determination Document – Approval subject to conditions	Attachment 3 - Architectural Plans 
Clause 4.6 requests	N/A
Summary of key submissions	No concerns raised with the development. The development is broadly consistent with the relevant EPIs, Council’s DCP, no submissions were received to the application, the site is suitable for the development and is in the public interest. 
Report prepared by	Elliott Weston, Senior Development Planner 
Report date	28 October 2020
Summary of s4.15 matters	Have all recommendations in relation to relevant s4.15 matters been summarised in the Executive Summary of the assessment report?		Yes
Legislative clauses requiring consent authority satisfaction	Have relevant clauses in all applicable environmental planning instruments where the consent authority must be satisfied about a particular matter been listed, and relevant recommendations summarized, in the Executive Summary of the assessment report?	e.g. Clause 7 of SEPP 55 - Remediation of Land, Clause 4.6(4) of the relevant LEP		Yes
Clause 4.6 Exceptions to development standards	If a written request for a contravention to a development standard (clause 4.6 of the LEP) has been received, has it been attached to the assessment report?		Not applicable
Special Infrastructure Contributions	Does the DA require Special Infrastructure Contributions conditions (S7.24)?	Note: Certain DAs in the Western Sydney Growth Areas Special Contributions Area may require specific Special Infrastructure Contributions (SIC) conditions		Not applicable
Conditions	Have draft conditions been provided to the applicant for comment?	Note: in order to reduce delays in determinations, the Panel prefer that draft conditions, notwithstanding Council’s recommendation, be provided to the applicant to enable any comments to be considered as part of the assessment report		Yes	




Executive Summary 
The subject site is located on the south-western corner of Flinders Road and Norfolk Avenue, forming part of the Flinders and South Nowra Industrial area. The land is legally identified as Lot 72 DP 1032397 and is described as 6 Flinders Rd, South Nowra. The land is an irregular-shaped allotment of 34,000m2.
The existing development on the site includes operational building, staff and visitor car park accessed off Norfolk Avenue, plant and equipment building, wash down bay, secure storage area, earthworks and bulk storage and disposal area and additional operational staff car parking area off Flinders Road.
The Council is in receipt of a Development Application (RA20/1002) for Construction of a mixed use development consisting of an industrial building to be used for light industry, depot and ancillary office, additional parking, vehicle maneuvering areas and landscaping.
The proposed development will support the existing Shoalhaven Water operations at the site which currently provides storage, technical oversight and maintenance associated with Shoalhaven Water’s operational role. Shoalhaven Water manages the collection, treatment and distribution of water in the Shoalhaven City, including, the collection, treatment and disposal of wastewater safely back into the environment.
The land is zoned  under the Shoalhaven Local Environmental Plan 2014 (SLEP 2014). Development for the purpose of a “depot” is permissible with consent in the IN1 zone.
In accordance with clause 3 of Schedule 7 of SEPP (State and Regional Development) 2011, the development is a form of development which exceeds the CIV threshold of $5 million ($9, 469, 458), is lodged by Council in relation to Council owned land and constitutes a regional development application under Schedule 7. 
The Southern Regional Planning Panel is the determining authority for the application.
The development application has been assessed against the following relevant environmental planning instrument and demonstrates compliance with the relevant provisions:
Shoalhaven Local Environmental Plan 2014
State Environmental Planning Policy No 55 - Remediation of Land	
State Environmental Planning Policy No 44 - Koala Habitat Protection
State Environmental Planning Policy (Infrastructure) 2007
State Environmental Planning Policy (State and Regional Development) 2011
State Environmental Planning Policy No 33 - Hazardous and Offensive Development
The application has been assessed against the following chapters of the Shoalhaven Development Control Plan 2014 (SDCP 2014):
G1: Site Analysis, Sustainable Design and Building Materials in Rural and Coastal Areas
G2: Sustainable Stormwater Management and Erosion/Sediment Control
G3: Landscaping Design Guidelines
G5: Biodiversity Impact 
G7: Waste Minimisation and Management Controls
G20: Industrial Development
G21: Car Parking and Traffic
The development demonstrates general compliance with each chapter of SDCP 2014. The applicant has identified one non-compliance with Chapter G20: Industrial Development, as it relates to Acceptable Solution A1.1 cut and fill on the site does not exceed 1.0m. The development includes up to 1.3m of filling as indicated on the elevations. The applicant has provided justification for this variation and Council is of the view to support the requested variation for the reasons set out in this Report. 
 The application and plans were placed on exhibition from 12 August 2020 to 11 September 2020.
The site is suitable for the proposed development in its present form, taking into consideration the present design before Council.
Taking into consideration the above matters it is considered that the proposal is in the public interest.
The proposal is considered worthy of support. This report recommends that the application be approved in accordance with the reasons for approval attached to this report.


Detailed Proposal

The Council is in receipt of a development application for the construction of an industrial building, consisting of workshops, offices, stores and associated external ancillary structures, including, a covered walkway connection to the existing building, a communication tower, an extension of the internal circulation roadway along with a new gated egress driveway to the south of the existing entry driveway.

The proposed development will support the existing Shoalhaven Water operations at the site which currently provides storage, technical oversight and maintenance associated with Shoalhaven Water’s operational role. Shoalhaven Water manages the collection, treatment and distribution of reticulated water in the Shoalhaven City, including, the collection, treatment and disposal of wastewater safely back into the environment.

A site plan, landscape plan, elevations, section plans, and 3D perspectives of the development are provided in Figures 1 to 11.

Figure 1 - Site plan of the proposed development

Figure 2 - Landscape plan of the proposed development

Figure 3 - Floor plan of the proposed development


Figure 4 - 3D visual representation of the proposed development - southern elevation.

Figure 5 - 3D visual representation of the proposed development - south-eastern elevation

Figure 6 - 3D visual representation of the proposed development - north-western elevation

Figure 7 -3D visual representation of the proposed development - south-western elevation


Figure 8 - Northern and eastern elevation of the proposed development with the existing depot building.

Figure 9 - Southern elevation of the proposed development with the existing depot building.

Figure 10 - Western elevation of the proposed development with the existing depot building.

Figure 11 - Section plan of the proposed development.
2.	Subject Site and Surrounds

The subject site is located on the south-western corner of Flinders Road and Norfolk Avenue, forming part of the Flinders and South Nowra Industrial area. The land is legally identified as Lot 72 DP 1032397 and is described as 6 Flinders Rd, South Nowra. The land is an irregular-shaped allotment of 34,000m2.

The land grades gradually from the north-west to the northeast portion of the site (Norfolk Avenue). The site is not benefitted or burdened by an easement to drain water. The site is accessed by two (2) entry-exit driveways on Norfolk Avenue (currently the northern access on Norfolk Avenue has been closed and is not operational). The Norfolk Avenue vehicular access provides access to passenger vehicles for staff and visitors to the Shoalhaven Water offices and depot. A third entry-exit driveway is provided off Flinders Road which is primarily used by operational vehicles and trucks. 

The site is largely cleared of significant vegetation with a small number of remnant and regrowth gums across the site. Ornate landscaping is provided along a portion of the Norfolk Avenue frontage and around the existing operational building. 

The existing development on the site includes operational building, staff and visitor car park accessed off Norfolk Avenue, plant and equipment building, wash down bay, secure storage area, earthworks and bulk storage and disposal area and additional operational staff car parking area off Flinders Road.

The surrounding development is a mix of light industrial, warehousing and distribution, manufacturing and associated uses and business identification signage.

There are no significant environmental constraints associated with the site. A mapped watercourse is identified on the eastern side of Norfolk Avenue. The watercourse is a category 1 watercourse with no defined channels. No works are proposed within 40m of the mapped watercourse. The land is mapped as containing class 5 acid sulfate soils

The site is largely free of natural hazards. A small portion of the north-eastern corner of the site is identified as mapped bush fire prone land.  The extent of the mapped bushfire prone land does not extend to any building or structure on the site or proposed to be constructed. 


Figure 12 – Aerial image of the subject site in the local context 

Figure 13 - Aerial image of the subject site in the local context.
Deposited Plan and 88B Instrument

There are no easements or restrictions on the subject site that would limit development of the site as proposed. 

3.	Background

Post-Lodgement

On 31 July 2020, Council requested additional information from the applicant to clarify the storage of potentially hazardous chemical and assessment of the development against State Environmental Planning Policy No 33-Hazardous and Offensive Development.

24 September 2020, a site visit was conducted at the subject site and a report completed (Council Reference no. D20/437053).










Site History and Previous Approvals



4.	Consultation and Referrals

Internal Referrals
Referral	Required	Recommendation	Comment
Development Engineer	☒	Standard conditions are recommended to address the following matters:		Stormwater drainage 	Impacts on existing Council infrastructure/assets	Access and manoeuvrability within the site	Access points and sight distance	S138 approval requirements	Requirements for erosion and sediment control	Construction standards		Conditions are recommended to reflect the conditions recommended by the Development Engineer.
Environmental Assessment Officer 	☒	The application is supported by a “Flora and Fauna Assessment” by (Lodge Environmental Rev.1 24/01/20). The Flora and Fauna Assessment assessed the biodiversity values and impact of the proposed development within the subject lot 72 in DP 1032397. 		Council’s Environmental Services Section has reviewed the Flora and Fauna Assessment and completed an inspection of the site. Based on the review, Council can concur with the assessment and conclusions made in the Flora and Fauna Assessment. The recommended mitigation measures in the Flora and Fauna Assessment have been incorporated into the recommended consent conditions below. 		The Landscape Concept Plan includes planting Spotted Gums at the site. Additional native tree canopy planting along the north-eastern part of the site is recommended, to compensate for the loss of native vegetation. The Site Plan is to be updated to include all trees to be retained. 		These recommended changes to the plans have been included as requirements in the conditions outlined below.		Conditions are recommended to reflect the conditions recommended by the Environmental Assessment Officer.
Environmental Services	☒	Environmental Services has reviewed the preliminary hazard analysis including the hazardous materials to be stored on-site and recommend conditions for storage and handling. 	Conditions are recommended to reflect the conditions recommended by the Environmental Officer. 
Assets & Works	☒	Initial concerns were raised in relation to truck manoeuvring throughout the site and the need for a traffic impact assessment. Following further consideration, these concerns have been addressed and no further comments or conditions were provided. 	No further action required. 
Building Surveyor	☒	Conditions are recommended for compliance with the NCC, fires safety and partial building upgrades to the existing building 	Conditions are recommended to reflect the intent of the building surveyor.
Shoalhaven Water	☒	Shoalhaven Water has issued a Notice (D20/392950).	Appropriate conditions are recommended to ensure compliance with the Shoalhaven Water Notice at each stage of the development. 


External Referrals 
Agency	Required	Recommendation	Comment
Transport for NSW 	☒	On 12 October 2020, Transport for NSW confirmed that formal referral of the application would not be required due to the scale of the development, coupled with the access arrangements from this site to the Princes Hwy.	No further action required. 


5.	Other Approvals

The proposed development is not integrated development under s.4.46 of the Environmental Planning and Assessment Act 1979.

6.	Statutory Considerations

This report assesses the proposed development/use against relevant State, Regional and Local Environmental Planning Instruments and policies in accordance with Section 4.15 (1) of the Environmental Planning and Assessment Act 1979 (EP&A Act). The following planning instruments and controls apply to the proposed development:

Instrument	Relevant	Instrument	Relevant
Shoalhaven LEP 2014	☒	State Environmental Planning Policy No 55 - Remediation of Land	☒
State Environmental Planning Policy No 44 - Koala Habitat Protection	☒	State Environmental Planning Policy (Infrastructure) 2007	☒
State Environmental Planning Policy (State and Regional Development) 2011	☒	State Environmental Planning Policy No 33 - Hazardous and Offensive Development	☒


Additional information on the proposal’s compliance with the above planning instruments is detailed below in Section 7 (Statement of Compliance/Assessment) of this report.

7.	Statement of Compliance/Assessment

The following provides an assessment of the submitted application against the matters for consideration under Section 4.15 of the EP&A Act.

(a) 	Any planning instrument, draft instrument, DCP and regulations that apply to the land

Environmental Planning and Assessment Act 1979

Environmental planning instrument 

SEPP (Infrastructure) 2007 

Pursuant to Clause 104 of the Infrastructure SEPP, development defined in Schedule 3 as ‘Traffic Generating Development’ must be referred to the RMS within 7 days of the application being made for their consideration. 

The proposed use is may be considered as ‘industry’ under Schedule 3 of the ISEPP. 

The application was referred to Transport for NSW for their comment. Transport for NSW have confirmed that formal referral of the application would not be required due to the scale of the development, coupled with the access arrangements from this site to the Princes Hwy.

Division 21 Telecommunications and other communication facilities of ISEPP applies to the proposed monopole telecommunication tower (15.20m) to be located forward of the front building line on the Norfolk Avenue frontage. the monopole tower is required to support the Shoalhaven Water operations and communication with field assets and associated facilities and personnel. 

The proposed tower is a form of development permitted without consent under clause 114 of the ISEPP. Clause 114(1)-(2) is extracted below as follows:

114   Development permitted without consent
(1)  Development for the purposes of telecommunications facilities (including radio facilities) may be carried out by a public authority without consent on any land.
(2)  Before a public authority undertakes the development of a tower or mast under this clause, the public authority must—
(a)  give written notice of its intention to carry out the development to the council of the area in which the land is located (unless the authority is that council) and to the occupiers of any adjoining land, and
(b)  take into consideration any response to the notice that is received within 21 days after the notice is given, and
(c)  take into consideration any guidelines concerning site selection, design, construction or operating principles for telecommunications facilities that are issued by the Secretary for the purposes of this clause and published in the Gazette.

Subclause 114(2)(a)-(b) are satisfied. The tower has been identified as forming part of this development application and Council has no further comments to the proposed tower. The tower is appropriately located, is of a low scale and form and is unlikely to have a significant or adverse visual impact. 

Before Council undertakes the development of a tower or mast under Subclause 114, the Council must take into consideration any guidelines concerning site selection, design, construction or operating principles for telecommunications facilities that are issued by the Secretary for the purposes of this clause and published in the Gazette.

The relevant guideline referred to is the Telecommunications Guideline, which contains principles concerning telecommunications facilities as follows: 

Principle 1: A Telecommunications facility is to be designed and sited to minimise visual impact 
Principle 2: Telecommunications facilities should be co-located wherever practical 
Principle 3: Health standards for exposure to radio emissions will be met 
Principle 4: Minimise disturbance and risk, and maximise compliance 

An assessment of the proposed development against the relevant principles is provided in the table below:

Compliance with the Principles of NSW Telecommunications Facilities Guideline including Broadband (2010)	Comment
Principle 1: A Telecommunications facility is to be designed and sited to minimise visual impact 
a) As far as practical, a telecommunications facility that is to be mounted on an existing building or structure should be integrated with the design and appearance of the building or structure.	b) The visual impact of telecommunications facilities should be minimised, visual clutter is to be reduced particularly on tops of buildings, and their physical dimensions (including support mounts) should be sympathetic to the scale and height of the building to which it is to be attached, and sympathetic to adjacent buildings.	c) Where telecommunications facilities protrude from a building or structure and are predominantly backgrounded against the sky, the facility and their support mounts should be either the same as the prevailing colour of the host building or structure or a neutral colour such as grey should be used.	d) Ancillary facilities associated with the telecommunications facility should be screened or housed, using the same colour as the prevailing background to reduce its visibility, including the use of existing vegetation where available, or new landscaping where possible and practical.	e) A telecommunications facility should be located and designed to respond appropriately to its rural landscape setting.	f) A telecommunications facility located on, or adjacent to, a State or local heritage item or within a heritage conservation area, should be sited and designed with external colours, finishes and scale sympathetic to those of the heritage item or conservation area.	g) A telecommunications facility should be located to minimise or avoid the obstruction of a significant view of a heritage item or place, a landmark, a streetscape, vista or a panorama, whether viewed from public or private land.	h) The relevant local government authority must be consulted where the pruning, lopping, or removal of any tree or other vegetation would contravene a Tree Preservation Order applying to the land or where a permit or development consent is required.	i) A telecommunications facility that is no longer required is to be removed and the site restored, to a condition that is similar to its condition before the facility was constructed.	j) The siting and design of telecommunications facilities should be in accordance with any relevant Industry Design Guides.	N/A.						The proposed single monopole with a slim design is consistent with this principle.							Neutral colour proposed.								No ancillary facilities proposed.										N/A.				The design is considered to be sited and designed with external colours, finishes and scale sympathetic to those of the area. The location of the monopole is considered to respond appropriately surrounding locality. 		The proposed facility is located on private property and is set back from Norfolk Avenue. 					No additional tree removal required to locate the monopole.						A condition is recommended to require the removal of the facility should it no longer be in use. 			Noted.
Principle 2: Telecommunications facilities should be co-located wherever practical 
a) Telecommunications lines are to be located, as far as practical, underground or within an existing underground conduit or duct.	b) Overhead lines, antennas and ancillary telecommunications facilities should, where practical, be co-located or attached to existing structures such as buildings, public utility structures, poles, towers or other radio communications equipment to minimise the proliferation of telecommunication facilities and unnecessary clutter	c) Towers may be extended for the purposes of colocation.	d) The extension of an existing tower must be considered as a practical co-location solution prior to building new towers.	e) If a facility is proposed not to be co-located the proponent must demonstrate that colocation is not practicable.	f) If the development is for a co-location purpose, then any new telecommunications facility must be designed, installed and operated so that the resultant cumulative levels of radio frequency emissions of the co- located telecommunications facilities are within the maximum human exposure levels set out in the Radiation Protection Standard.	The proposal is consistent with this principle.		
Principle 3: Health standards for exposure to radio emissions will be met 
a) A telecommunications facility must be designed, installed and operated so that the maximum human exposure levels to radiofrequency emissions comply with Radiation Protection Standard.	b) An EME Environmental Report shall be produced by the proponent of development to which the Mobile Phone Network Code applies in terms of design, siting of facilities and notifications. The Report is to be in the format required by the Australian Radiation Protection Nuclear Safety Agency. It is to show the predicted levels of electromagnetic energy surrounding the development comply with the safety limits imposed by the Australian Communications and Media Authority and the Electromagnetic Radiation Standard and demonstrate compliance with the Mobile Phone Networks Code.	The proposed installation will comply with the Australian Communications and Media Authority (ACMA) regulatory arrangements with respect to electromagnetic radiation exposure levels.		Note: Mobile Phone Network does not apply to the proposed telecommunication tower. 
Principle 4: Minimise disturbance and risk, and maximise compliance 
a) The siting and height of any telecommunications facility must comply with any relevant site and height requirements specified by the Civil Aviation Regulations 1988 and the Airports (Protection of Airspace) Regulations 1996 of the Commonwealth. It must not penetrate any obstacle limitation surface shown on any relevant Obstacle Limitation Surface Plan that has been prepared by the operator of an aerodrome or airport operating within 30 kilometres of the proposed development and reported to the Civil Aviation Safety Authority Australia.		b) The telecommunications facility is not to cause adverse radio frequency interference with any airport, port or Commonwealth Defence navigational or communications equipment.		c) The telecommunications facility and ancillary facilities are to be carried out in accordance with the applicable specifications (if any) of the manufacturers for the installation of such equipment.		d) The telecommunications facility is not to affect the structural integrity of any building on which it is erected		e) The telecommunications facility is to be erected wholly within the boundaries of a property where the landowner has agreed to the facility being located on the land.		f) The carrying out of construction of the telecommunications facilities must be in accordance with all relevant regulations of the Blue Book.		g) Obstruction or risks to pedestrians or vehicles caused by the location of the facility, construction activity or materials used in construction are to be mitigated.		h) Where practical, work is to be carried out during times that cause minimum disruption to adjoining properties and public access. Hours of work are to be restricted to between 7.00am and 5.00pm, Mondays to Saturdays, with no work on Sundays and public holidays		i) Traffic control measures are to be taken during construction in accordance with Australian Standard S1742.3-2002 Manual of uniform traffic control devices - Traffic control devices on roads.		j) Open trenching should be guarded in accordance with Australian Standard Section93.080 Road Engineering AS1165 1982 -Traffic hazard warning lamps.		k) Disturbance to flora and fauna should be minimised and the land is to be restored to a condition that is similar to its condition before the work was carried out.		l) The likelihood of impacting on threatened species and communities should be identified in consultation with relevant state or local government authorities and disturbance to identified species and communities avoided wherever possible.		m) The likelihood of harming an Aboriginal Place and / or Aboriginal object should be identified. Approvals from the Department of Environment, Climate Change and Water (DECCW) must be obtained where impact is likely, or Aboriginal objects are found.	n) Street furniture, paving or other existing facilities removed or damaged during construction should be reinstated (at the telecommunications carrier’s expense) to at least the same condition as that which existed prior to the telecommunications facility being installed.	The proposal does not penetrate any surrounding OLS Plan within 30 kilometers of the facility.												Noted. 						The proposal will comply with the requirements of all relevant Australian Standards. 						N/A.				The operation of the telecommunication tower will be the subject of an ongoing lease or licence with the landowner.			Noted.					Noted.					Noted.							Noted.						Noted.					Minimal disturbance required. 					N/A.							Noted. Condition for any unexpected heritage, historical or aboriginal artefacts is recommended.				Noted.



SEPP 55 Remediation of Land

Question	Yes	No
1. Is the proposal for residential subdivision or a listed purpose (the list provided in Table 1 of the contaminated land assessment guidelines)?		Proceed to Question 3	X	Proceed to Question 2
2. Does the proposal result in a change of use (that is the establishment of a new use)?		Proceed to Question 3	X	Assessment under SEPP 55 and DCP not required.
3. Does the application proposed a new:	Child care facility	Educational use	Recreational use	Health care use	Place of public worship	Residential use in a commercial or industrial zone		Proceed to Question 5		Proceed to Question 4
4. Review the property file and conduct a site inspection of the site and surrounding lands. Is there any evidence that the land has been used for a listed purpose?		Proceed to Question 5		Proposal satisfactory under SEPP 55 and DCP.
5. Is the proposed land use likely to have any exposure path to contaminants that might be present in soil or groundwater?		Request contaminated site assessment		Proposal satisfactory under SEPP 55 and DCP.


State Environmental Planning Policy No 44 - Koala Habitat Protection

This policy applies to the subject site. Clause 6 sets of the land to which Koala Development Controls under Part 2 of the policy apply. Clause 6 states as follows:

“6   Land to which this Part applies

This Part applies to land:

(a)  that is land to which this Policy applies, and
(b)  that is land in relation to which a development application has been made, and
(c)  that:
(i)  has an area of more than 1 hectare, or
(ii)  has, together with any adjoining land in the same ownership, an area of more than 1 hectare,
whether or not the development application applies to the whole, or only part, of the land.”

The subject site exceeds 1 hectare. The Koala Development Controls under Part 2 apply to the proposed development. 

No ‘Schedule 2 – Feed Tree Species’ were identified within the site, therefore SEPP 44 does not apply to the proposed DA.

SEPP (State and Regional Development) 2011

Clause 8(1) of the SEPP states that development is declared to be State significant development for the purposes of the Act if it meets subclause (a) or (b) of Clause 8(1) as follows:

“(a)  the development on the land concerned is, by the operation of an environmental planning instrument, not permissible without development consent under Part 4 of the Act, and
(b)  the development is specified in Schedule 1 or 2.”

Schedules 1 and 2 of the policy outlines development that is state significant development for the purposes of the Policy.

The development is not State significant development.

Schedule 7 of the Policy outlines those forms of regionally significant development to which determination by a regional panel is required. Clause 3 of the SEPP states as follows:

3   Council related development over $5 million
Development that has a capital investment value of more than $5 million if—
(a)  a council for the area in which the development is to be carried out is the applicant for development consent, or
(b)  the council is the owner of any land on which the development is to be carried out, or
(c)  the development is to be carried out by the council, or
(d)  the council is a party to any agreement or arrangement relating to the development (other than any agreement or arrangement entered into under the Act or for the purposes of the payment of contributions by a person other than the council).

In accordance with clause 3, the development is a form of development with the required CIV ($9, 469, 458) is lodged by Council and constitutes a regional development application under Schedule 7. The Southern Regional planning panel is the determining authority for the application,

State Environmental Planning Policy No. 33 – Hazardous and Offensive Development (SEPP 33)

SEPP 33 applies to the whole of the state and any development proposal that is a potentially hazardous industry or a potentially offensive industry.

Council has considered the hazards and risks associated with the development as assessed against the provisions SEPP 33 and in accordance with Applying SEPP 33 – Hazardous and Offensive Development Application Guidelines (NSW Department of Planning, 2011).

The project is not classified as a hazardous or offensive industry under SEPP No. 33. As such, no further assessment in the form of a preliminary hazard analysis (PHA), required under Clause 12 of the Policy, is warranted.



Shoalhaven LEP 2014

Land Zoning

The land is zoned  under the SLEP 2014.

Characterisation and Permissibility 

The proposal is best characterised as the construction of a “mixed use development” consisting of an industrial building to be used for “light industry” and a “depot” as defined in the Dictionary to SLEP 2014. These land uses terms are extracted from the Dictionary to SLEP 2014 as follows:

“mixed use development means a building or place comprising 2 or more different land uses.”

“light industry means a building or place used to carry out an industrial activity that does not interfere with the amenity of the neighbourhood by reason of noise, vibration, smell, fumes, smoke, vapour, steam, soot, ash, dust, waste water, waste products, grit or oil, or otherwise, and includes any of the following—
(a)  high technology industry,
(b)  home industry,
(c)  artisan food and drink industry.”

“depot means a building or place used for the storage (but not sale or hire) of plant, machinery or other goods (that support the operations of an existing undertaking) when not required for use, but does not include a farm building.”

The building and site will also provide several ancillary uses, including workshops, offices, training rooms, stores and associated external ancillary structures, including, a covered walkway connection to the existing building, a communication tower, an extension of the internal circulation roadway associated with the existing Shoalhaven Water operations at the site.

The proposal is 

Zone objectives

Objective	Comment
•  To provide a wide range of industrial and warehouse land uses.	The proposed development is consistent with the relevant objectives of the IN1 zone. The development will provide additional floor area for offices, depot and light industrial activities associated with the existing Shoalhaven Water operations. The use is unlikely to result in an adverse effect on the adjoining land uses. The expansion of the use on the subject site is an efficient use of industrial land with the established South Nowra/Flinders Road Industrial area. The activities at the site are unlikely to significantly conflict with the operation of existing or proposed development.
•  To encourage employment opportunities.	
•  To minimise any adverse effect of industry on other land uses.	
•  To support and protect industrial land for industrial uses.	
•  To allow a diversity of activities that do not significantly conflict with the operation of existing or proposed development.	
•  To enable other land uses that provide facilities or services to meet the day to day needs of workers in the area.	


SLEP 2014 Clauses

Clause 	Comments	Complies/Consistent
Part 2 Permitted or prohibited development
2.7 Demolition requires development consent	Partial demolition to allow connection of the new building to the existing building is required. 	Complies. Conditions for demolition are proposed. 
Part 4 Principal development standards
4.3   Height of buildings	(2A)  If the Height of Buildings Map does not show a maximum height for any land, the height of a building on the land is not to exceed 11 metres.	Complies. Noting that the telecommunication tower is development permitted without consent under the ISEPP.
Part 5 Miscellaneous provisions
5.10 Heritage Conservation	There are no items or conservation areas listed under Schedule 3 of SLEP 2014 on the site or within the vicinity of the development. 		No further assessment is required. 	N/A.
Part 7 Additional local provision
7.1 Acid Sulfate Soils 	the works involve the disturbance of less than 1 tonne of soil of class 5 acid sulfate soils and the works are not likely to lower the watertable.		An acid sulfate soils management plan is not required to be prepared for the proposed works.	N/A.
7.2 Earthworks 	The development includes site preparatory works. 		Yes. 
7.11Essential Services	All essential services required for the development are available or that adequate arrangements have been made to make them available when required.	Yes.


Draft Environmental Planning Instrument

The following draft environmental planning instruments are identified as relating to the subject site, but, do not require additional assessment due to the nature of the site and application:

State Environmental Planning Policy No. 44 - Koala Habitat Protection - Review
Draft State Environmental Planning Policy (Environment) 2017)
Draft State Environmental Planning Policy (Remediation of Land)
Draft State Environmental Planning Policy (Short-term Rental Accommodation) 

Any Development Control Plan

Shoalhaven DCP 2014

Generic Chapters
G1: Site Analysis, Sustainable Design and Building Materials in Rural and Coastal Areas
	A site analysis has been provided with the development application that shows the following constraints and opportunities: Constraints (including but not limited to): 	•	Location of services such as power, sewer, water and drainage lines. 	•	Existing vegetation within and adjacent to the land being developed.	
G2: Sustainable Stormwater Management and Erosion/Sediment Control
	The application is supported by stormwater drainage concept plans, which has been designed in accordance with Chapter G2. Stormwater from the roof is to be conveyed to rainwater tanks with overflow to the be directed to the existing system and disposed of to the street. All hardstand areas are to be drained to the street. 		Subject to Council’s Development Engineer recommended conditions of consent the stormwater disposal is considered to be satisfactory 	
G3: Landscaping Design Guidelines
	5 Controls		A1.1 Existing trees and landscape elements which make a positive contribution to the character of the area should be retained and integrated into the redevelopment of the land. Proposals to remove existing trees and landscape elements must propose suitable landscaping to retain streetscape character. 		Comment: Satisfied. 		Suitable landscaping is proposed and subject to recommended conditions of consent. 		A2.1 For development other than a new dwelling house, alterations and additions to a dwelling house or a dual occupancy, landscaping must be in accordance with an approved landscape plan for the site, prepared by a qualified landscape architect or designer. The plans should meet the performance criteria and show: 		The street reserve, carriageway, parking bays, footpaths, cycleway systems, street lighting and driveways; 	Existing vegetation and proposed general character of tree planting and landscape treatment (including proposed species); 	Existing trees and significant vegetation on the site and identify those to be retained and those proposed to be removed; 	General arrangement of hard landscaping elements and major earth cuts, fills and mounding; 	Indicative treatment of any floodway and drainage lines; and 	General information on fencing, access points furniture, pavement materials and on-going maintenance requirements. 		Comment: The submitted plan is satisfactory in this regard, subject to recommended conditions of consent. 		A3.1 A landscape plan must be submitted with the development application illustrating the following landscape principles: 		The location, height and species of all existing and proposed vegetation; 	Methods employed to minimise soil erosion; and 	Cross section through entire site indicating major level changes, existing retained and proposed landscaping that demonstrates the proposed finished landscape (hard and soft). 		Comment: The submitted plan is satisfactory in this regard. There are no major level changes.	
G5: Biodiversity Impact 
	The development application is supported by a Flora and Fauna Assessment prepared by Lodge Environmental dated 24 January 2020, Project Code: LE1113 (D20/337969). 			Figure 14 - Extract of Figure 4 from the Flora and Fauna Assessment indicating the mapped vegetation communities on the site with the trees to be removed indicated in orange and the trees to be retained indicated in green (within the potentially disturbed area of the site ). 	The Flora and Fauna Assessment indicates that the development will have the following impacts on biodiversity:		The impact imposed by the proposed development on the mapped native vegetation is below the Biodiversity Offset Scheme entrance impact threshold of 0.5 ha. 	The vegetation to be impacted by the proposal is associated with a TEC and therefore an AoS has been prepared in Appendix D. 	The proposed construction has been sited within a property which has been subject to historic clearance and ongoing degradation of remnant vegetation. The proposed structures make use of the existing poor condition vegetation. 	No threatened flora is to be impacted by the proposal.		Council Environmental Assessment Officer has considered the proposed vegetation removal and is satisfied with the assessment subject to the imposition of the recommended conditions to safeguard existing vegetation and ensure the safe removal of vegetation proposed to be removed. 	
G7: Waste Minimisation and Management Controls
	Waste generated at the site would be separated, collected in designated waste disposal bins, reused where possible, or disposed of at an appropriately licensed waste facility.		A Waste Minimisation and Management Plan (WMMP) must be prepared in accordance with Chapter G7, Shoalhaven Development Control Plan 2014. The WMMP must be approved by Council or an accredited certifier before the issue of a Construction Certificate.	
G20: Industrial Development
5.1 Site SuitabilityPerformance Criteria		P1 The development is compatible with the character of the site		P2 The site has sufficient area and dimensions to accommodate all areas necessary for the proposed industrial development.		P3 Adjoining sites are not be negatively impacted by the proposed development and drainage works		Comment: the development is consistent with the above Performance Criteria	Acceptable SolutionsProposalComplianceA1.1 Cut and fill on the site does not exceed 1.0m.		A1.2 A site plan and site analysis plan is submitted with the development application.		A2.1 A site plan showing location and dimensions of buildings, parking area, service vehicle areas, storage and landscaping are submitted with the development application.		A3.1 Adequate drainage is designed and provided to ensure stormwater is discharged to an approved discharge point, easement or road drainage system.		A3.2 A drainage plan is submitted with the development application.The application is generally consistent with the acceptable solutions; however, it is identified that filling exceeds 1m (1.3m).													No. The applicant seeks to vary the acceptable solution A1.1, details are provided later in the report to justify the variation. 		The application is compliant with the remaining Acceptable Solutions. 				Non-compliance 		Acceptable Solution proposed to be varied 		A1.1 Cut and fill on the site does not exceed 1.0m.		Extent of variation 		300mm (or 30%) variation. Fill proposed to be 1.3m in total. 		Applicant’s justification for variation 		Two proposed finished floor levels (RL49.0 and RL50.0) have been considered in the proposed building to minimise the cut and fill.	Further segmentation in the building levels will result in inefficiency of the proposed development due to the nature of the building uses as the depot.	The proposed variation is to incorporate the cut produced by the development including southern external hardstand area into the proposed landscape including large, battered area and stepped retaining walls in the northeast of the building as shown in the drawings.	This reduces excess cut waste from the site.	It provides and maintains the amenities and the privacy of adjoining premises and occupiers via newly formed landscape.	The proposed design ensures that there is no adverse effect on the use and quality of the development as described above.	The engineering designs will ensure to minimise the risk of the natural hazard in relations to stormwater, the retaining walls and the battering including detailed structural designs in further project stage.		Council Consideration of the request to vary the acceptable solution 		The proposed development is consistent with the relevant Performance Criteria as they relate to the Acceptable Solution proposed to be varied. The development is compatible with the character of the site. The site has sufficient area and dimensions to accommodate all areas necessary for the proposed industrial development. Adjoining sites are not be negatively impacted by the proposed development and drainage works	In accordance with Section 4.15(3A) of the EP&A Act, Council—is to be flexible in applying those provisions and allow reasonable alternative solutions that achieve the objects of those standards for dealing with that aspect of the development. The applicant has provided sufficient justification and reasoning to support a flexible approach which achieves the objects of the Acceptable Solution.	The extent of the non-compliance is minor when the site and proposal is assessed. It is not uncommon for industrial sites to have extensive filling required to make level and usable areas for structures and hard stand areas. An additional 300mm of fill above that anticipated under the DCP is acceptable and expected for a development of this scale.  	The proposal is unlikely to set an undesirable precedent granted the specific nature of the variation and reasoning for the variation which are particular to the development.5.2 Building SetbacksPerformance Criteria		P4 The building setbacks are	consistent with adjoining development and enable:	•	the efficient use of the site;	•	vehicle manoeuvring areas where vehicles can enter and exit the site in a forward direction;	•	visible staff and visitor parking;	•	an attractive streetscape character;	•	the location of utility services, storage and drainage paths; and	•	Unimpeded development of adjacent sites.		Comment: The development is consistent with the above Performance Criteria	Acceptable SolutionsProposalCompliance	A4.1 A minimum front setback of 10m is provided.		A4.2 A minimum secondary setback of 5m is provided.		A4.3 The side and rear setbacks satisfy:	The fire safety construction requirements of the Building Code of Australia for the proposed building, and	Site development requirements for drainage, landscaping, vehicle access and manoeuvring.			Minimum setbacks are maintained.	Complies.		Additional Area Specific Controls		Performance Criteria 		P5 The building setbacks are satisfactory to Council in the Flinders Industrial Estate, South Nowra.		Comment: this Performance Criteria is relevant to the proposed development. Acceptable Solution A5.2 and A5.3 apply.	Acceptable SolutionsProposalCompliance	A5.1 Where a service road to Albatross Road applies, a minimum front setback of 10m is provided.		A5.2 For all other sites, a minimum front setback of 15m and minimum secondary setback of 10m is provided.		A5.3 Only landscaping and minimal car parking are provided within the front/primary and secondary setbacks.	The site is not located on Albatross Road. 			The site has a primary frontage to Flinders Road (no change to front setback) and secondary setback to Norfolk Avenue (10m setback).		Only landscaping and car parking are provided in the front and secondary setbacks. 			Complies.		


5.3 Building and Site DesignPerformance Criteria		P8 The building has a height and bulk consistent with the streetscape.		P9 Visual elements are introduced to reduce the bulk, height and scale of the building.		P10 The front of the building addresses the road frontage.		P11 The design incorporates the use of materials appropriate to the emerging character of the locality, with innovation being encouraged.		P12 The development recognises and implements energy and water conservation principles. 		P13 The roof/wall design and materials avoid glare hazard to traffic users in the adjacent road system. 		P14 Car parking is located to avoid conflict and promote safety.		Comment: The development is consistent with the above Performance Criteria	Acceptable SolutionsProposalCompliance	A8.1 The building complies with the height limits in the Shoalhaven LEP 2014.		A8.2 If Shoalhaven LEP 2014 does not specify a height limit, the building does not exceed 11m above the natural ground level.		A9.1 The elevation closest to the road includes additional design relief or a lower scale building form.		A10.1 The main entry to the building is easily identifiable from the street and directly accessible through the front of the building.		A10.2 Street numbering that is at least 300mm high and easily visible for pedestrians and motorists in identifying the premises is provided.		A10.3 Showroom display areas and other low scale building elements are located at the front of the building and face the road frontage.		A11.1 The building surfaces, texture, colours or material arrangement are sympathetic to the emerging character of the area.		A11.2 Building materials provide interest and variation to complement the streetscape.		A11.3 Building design does not include large unbroken expanses of wall or building mass.		A12.1 The industrial development is designed to reduce reliance on energy consumption and water usage.		A13.1 Roof and wall materials (especially uncoloured or light-coloured metal cladding) do not cause excessive glare to traffic using the adjacent roads.		A14.1 Visitor and customer car parking is separated from delivery and operational vehicle movements.	The height of the building does not exceed 11m.		The design is appropriately modulated with architectural relief provided. 		The building entry remains easily identifiable.		The building has been architecturally designed with appropriate colours and finishes that reflect the existing development and the character of the area. 	Complies. 
5.4 Provisions for Fences and Screen WallsPerformance Criteria 		P15 The development provides fences and walls which:	are attractive and blend with landscaping on the premises;	consider location, height, materials and colours to provide compatibility with and compliment or enhance the streetscape;	Do not impede the sight lines of vehicles using the driveway.	provide effective screening of external storage areas or incompatible uses on the site, and Assist in highlighting entrances and paths		Comment: The development is consistent with the above Performance Criteria	Acceptable SolutionsProposalComplianceA15.1 Fencing forward of the front building line is of an open form and a maximum of 2.4m in height above the natural ground level.		A15.2 Fence materials do not conceal the area between the road frontage and the building.	A15.3 Fences do not obstruct sight distances for traffic, the entry and exit of vehicles or pedestrian safety.		A15.4 Gates that are on or close to the road frontage do not open in the direction of the footpath and must be fixed open within the site.		A15.5 Where a site has direct frontage to the Princes Highway or other major road, gates are located away from the front boundary to allow the largest vehicle to normally use the premises to park onsite while the gate is opened.		A15.6 Solid fences or screen walls are located along the side and rear site boundary (and around external storage areas) as long as they are behind the front building line.		A15.7 Fence materials do not cause excessive glare to traffic using the adjacent roads.		A15.8 The location of fencing does not interfere with utilities, services, operational requirements or other sites.Front fencing is existing. Gates that are on or close to the road frontage do not open in the direction of the footpath and must be fixed open within the site.Complies. 
5.5 LandscapingPerformance Criteria		P16 Landscaping softens the building/site when viewed from public roads and provides a landscaping buffer where an industrial area is adjacent to residential areas.		Comment: The development is consistent with the above Performance Criteria	Acceptable SolutionsProposalCompliance	A16.1 Landscaping is provided between the front boundary and the building line.		A16.2 Defined landscaping beds are a minimum of 1m in width not including kerbs or borders.		A16.3 Deep soil plantings, low maintenance planting and low water use species are provided where appropriate.		A16.4 Landscaping does not interfere with the sightlines required for pedestrian and vehicles both internal and external to the site.			Suitable landscaping within the Norfolk Avenue setback and around the building is proposed to soften parking and hardstand areas and enhance the positive aspects of the building.		Complies.				

G21: Car Parking and Traffic
	5.1 Car Parking Schedule		The proposed development includes a mix of uses which are to be considered for the purposes of parking as follows:		Offices – commercial premises –                1 space per 40m2	Workshops - General Industry – factory – 1 space per 100m2	Storage – Warehouse –                               1 space per 300m2		Long and heavy vehicle parking is also required to be provided for on-site.		The existing and proposed additional floor areas is provided below with the required car parking to be provided for each of the uses:		Offices – commercial premises –                1,616m2 / 40m2 = 40.4 spaces 	Workshops - General Industry – factory – 811m2 / 100m2 = 8.1 spaces 	Storage – Warehouse –                               2,219m2 / 300m2 = 7.4 spaces 	Total Spaces Required                                55.9 (rounded to 56) spaces 		An additional four (4) accessible spaces are required to service the development. there are an existing two (2) accessible car parking spaces provided on-site with an additional two (2) accessible spaces to be provided as indicated on the site plan. 		A total of 101 car parking spaces are provided on-site (including four (4) accessible spaces) and two (2) motorcycle parking spaces and heavy vehicle parking to the rear of the site.		5.2 Traffic		P1 To ensure new development:	•	can be accommodated without adverse impact on the surrounding road network.	•	Does not jeopardise the provision of future network requirements.		P2 To provide safe and efficient circulation, manoeuvring and parking of vehicles	P3 To minimise the potential for pedestrian conflict.	P4 To ensure that a vehicle can enter and leave the parking space in no more than two manoeuvres.		Comment: The development application has been assessed by Council’s Development Engineer and Traffic Unit. The development is considered to meet the objectives and acceptable solutions.		5.3 Parking Layout and Dimensions		Comment: Subject to Council’s Development Engineer recommended conditions of consent, as amended. 		5.4 Access		Access to the site is provided off Flinders Road (existing) for heavy and service vehicles. And entry and exit driveway (existing) is provided off Norfolk Avenue with an additional exit point to Norfolk Avenue proposed to provide heavy and service vehicles to exit onto Norfolk Avenue.		Comment: The proposed site entry and exit have been designed to ensure safe movement of vehicles onto and out of the site with minimal impact on Norfolk Avenue. 		5.5 Manoeuvrability		Comment: Internal roadways are designed to relevant standards and provide sufficient room for the manoeuvring of heavy vehicles through the site.  Subject to Council’s Development Engineer recommended conditions of consent the development can achieve satisfactory site manoeuvrability.		5.6 Service Areas		Comment: A loading bay is not considered necessary for the proposed development, with sufficient space on site for loading and unloading to material.		5.7 Landscape Design		A9.1 The application must include detailed landscape plans indicating dimensions, levels and drainage, existing vegetation as well as location, type and character of proposed plantings.		Comment: Satisfied. Plans included.		A10.1 Perimeter planting to screen the proposed car park is to be defined in your landscape plan. The minimum width of perimeter planting is 3m and 1m for driveways.		Note: Council may consider a reduction in the minimum width of perimeter planting around car parks on smaller sites from 3m to 1m where it can be justified by the applicant that the reduction in landscaping will not create any adverse impacts on surrounding development/amenity.		Comment: The proposed landscaping is generally consistent with this acceptable solution. 		A10.2 Internal plantings of car parking areas are to be of a nature to shade cars and soften the impact of hard paved surfaces without obscuring visibility.		Comment: Satisfied.		A10.3 Consideration should also be given to the types of trees planted within car parks. Plants which have a short life, tend to drop branches, gum or fruit or plants which interfere with underground pipes are not suitable for car parks.		Comment: Noted.		A10.4 Car parks should be located to complement existing streetscape qualities. Consideration should be given to the streetscape qualities of the locality and the possibility of locating a car park to the rear of a site, or the provision of suitable landscaping to minimise any visual intrusion.		Comment: Satisfied. Suitable landscaping is to be provided.		A10.5 Consideration should be given to incorporating stormwater control measures in the design of landscaped areas, to control and reduce the level of stormwater which enters Council's stormwater drainage systems.		Comment: Stormwater control measures are proposed to be incorporated.		A11.1 Planting is to be designed appropriately so as not to impact upon minimum sight distance requirements (at access points, intersections, and around curves), clearance requirements (horizontal and vertical), and clear zone requirements.		Comment: Satisfied.		5.8 Drivers with a disability		Comment: Four (4) accessible car parking spaces are provided next to the site entrance in accordance with BCA and AS2890.6.		5.9 Construction Requirements		Comment: Subject to Council’s Development Engineer recommended conditions of consent, as amended. 		5.10 Design of Driveways		Comment: Subject to Council’s Development Engineer recommended conditions of consent, as amended.	



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

None relevant.

Environmental Planning and Assessment Regulation 2000

Clause 4 - What is designated development?	The proposed development does not constitute a form of designated development. 	
Clause 5 - Advertised development	The development was advertised for a period of 30 days in accordance with the Council Community Consultation Policy. No submissions were received during this period.	
Division 3 Development applications for integrated development	Th development application is not a form of integrated development under Section 4.46 of the EP&A Act.  
Clause 92   Additional matters that consent authority must consider	Cl.92	The subject site is not identified by mapping prepared by Shoalhaven City Council as being affected by the NSW Coastal Policy. 		Cl.92(1)(b) The proposed development does involve demolition works.
Clause 93   Fire safety and other considerations	Cl.93 The proposal does involve a change of use.		The proposed development must comply with the requirements of the BCA standards. Relevant conditions would be imposed to ensure compliance with Category 1 fire safety provisions. 	
Clause 94   Consent authority may require buildings to be upgraded	In determining a development application to which this clause applies, Council has taken into consideration whether it would be appropriate to require the existing buildings to be brought into total or partial conformity with the Building Code of Australia. Appropriate conditions have been recommended by Council’s Building Surveyor to addresses this matter.
Division 8A Prescribed conditions of development consent	Prescribed conditions are to be imposed as required. 


Repealed 

Shoalhaven Contribution Plan 2019

The development is exempt from the payment of s7.11 Development Contributions under Section 2.5 of the Shoalhaven Contribution Plan 2019 (Plan). Section 2.5 of the Plan is extracted below:

Development types & land use terms Development types & land use terms This Plan shall not apply to development provided by or on behalf of State Government or the Council;
for the purposes of community infrastructure included in this Plan or another contributions plan prepared under the EP&A Act;
for infrastructure provided by water, sewer or energy providers;
for Council projects that provide non-profit community facilities, such as sportsgrounds, parks, community centres, emergency services; or
that in the opinion of Council does not increase the demand for the categories of community infrastructure addressed by this Plan.
The development is provided by Council for Shoalhaven Water, which is a water and sewer provider and therefore dot point 2 applies and the development is exempt from the payment of development contributions. 

Policy for the Assessment of Council’s Own Development Applications Policy Number: POL16/226  

The application relates to Council owned/managed land. 

Council is the applicant. 

The application is a major DA which is to be determined by the Southern Regional Planning Panel as required by SEPP (State and Regional Development) 2011. 

External assessment of the application is not required under the policy. The assessing officer was not involved in the preparation or lodgement of the application with Council and determination of the application is to be via the Southern Regional Planning Panel. 

The assessment is consistent with the Policy.

Nowra Bomaderry Structure Plan 2008

The proposed development is unlikely to impact the Nowra Bomaderry Structure Plan.
(b) The Likely impacts of that development, including environmental impacts on the natural and built environments, and social and economic impacts in the locality


Head of Consideration	Comment
Natural Environment	The application will involve minimal disturbance to the natural environment. Compensatory landscaping is proposed to replace trees required to be removed and additional landscaping is proposed within the setback to Norfolk Avenue. The additional landscaping will have a positive impact on the natural environment. 
Built Environment	The additions are reflective of the built form and scale of industrial development in the locality. The massing is evenly distributed across the site with elements of the new building which exceed a single storey in height being pushed back on the block. 
Social Impacts	The development is unlikely to result in a negative social impact. 
Economic Impacts	The development will likely result in a positive economic impact with additional construction activity and the ability for Shoalhaven Water to consolidate their operational functions on a single site as opposed to having operations spread across different sites. 


(c) Suitability of the site for the development


The development is consistent with the objectives of the IN1 General Industrial zone and relevant clauses under SLEP 2014. The development is consistent with the applicable State environmental planning policies.

The development is broadly consistent with the relevant chapters of SDCP 2014 and relevant Council Policy.

The site is the existing principal site of operations for Shoalhaven Water which has operated without reportable incident or complaint. The proposed development will enable the operations currently carried out at other sites in the Shoalhaven to be centralised.  

Subject to the imposition of appropriate conditions on the development consent the application is suitable for the subject site. 

(d) Submissions made in accordance with the Act or the regulations


The DA was notified In accordance with Council’s Community Consultation Policy for Development Applications. No submissions were received by Council during the notification period.


(e) The Public Interest
 
The development is considered to be in the public interest subject to the imposition of appropriate conditions.

Recommendation

This application has been assessed having regard for Section 4.15 (Matters for consideration) under the Environmental Planning and Assessment Act 1979. As such, it is recommended that Development Application No. RA20/1002 be 
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Ap on Appl. Date  Apj ion Type Proposal Status Completed
RA20/1002 29/07/2020  Regional Development New Industrial Depot Building Incomplete
0C12/2317 21/12/2012  Final Occupation Certificate Commercial Additions - New Office & Approved 21/12/2012
Alterations to Depot
0C12/1571 15/06/2012  Interim Occupation Certificate Commercial Additions - New Office & Approved 15/06/2012
Alterations to Depot
DS11/1395 21/10/2011  Section 96 Amendment Commercial Additions - Section 96 to Approved 24/10/2011
Amend Condition 10 - Tree Removal.
CC11/1477 20/05/2011  Construction Certificate Commercial Additions - New Office & Approved 16/06/2011
Alterations to Depot
DS11/1128 11/04/2011  Section 96 Amendment New Office & Minor Internal Alterations ~ Approved 20/04/2011
to Existing Depot - Sec 96 1 (a) to delete
stairs & lift & include disabled access
ramp
DR10/2409 18/11/2010  Sewer Connection New Office & Minor Internal Alterations ~ Approved 19/01/2011
to Existing Depot
DA10/2448 18/11/2010  Development Application Commercial Additions - New Office & Approved 19/01/2011
Alterations to Depot
0C09/1820 10/08/2009  Interim Occupation Certificate Storage Shed for plant and equipment at Approved 10/08/2009
Shoalwater Depot
CC09/1340 03/04/2009  Construction Certificate Wind turbine power unit (with a 1,950mm Withdrawn 14/12/2009
diameter propeller) mounted on 8 metre
high pole (24 hour a day operation)
DA09/1413 03/04/2009  Development Application Wind turbine power unit (with a 1,950mm Withdrawn 14/12/2009
diameter propeller) mounted on 8 metre
high pole (24 hour a day operation)
DRO07/1993 30/11/2007  Sewer Connection (Amended) Industrial building (to be used for the Approved 03/10/2008
storage of plant and equipment) and
associated roadworks/drainage works
CCO07/2876 30/11/2007  Construction Certificate Storage Shed for plant and equipment at Approved 03/10/2008
Shoalwater Depot
DA07/3044 30/11/2007  Development Application Storage Shed for plant and equipment at Approved 04/02/2008
Shoalwater Depot
DR06/1711 10/08/2006  Sewer Connection New Industrial Lapsed 31/10/2011
CC06/2243 10/08/2006  Construction Certificate New Industrial Lapsed 31/10/2011
DA06/2430 10/08/2006  Development Application New Industrial Lapsed 26/09/2006
.
Plain Sailing - since 2nd September 1996
-
A Appl. Date  Proposal Status St
DS01-1255 28/08/2001  Section 96 Amendment Approved (O) 12/09/2001
DA00-2951 19/01/2001  Commercial Approved (T) 15/02/2001
DA00-2951 21/09/2000  Commercial Approved (T) 14/12/2000
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