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CONSENT CONDITIONS
WESTERN REGIONAL PLANNING PANEL



	PANEL REFERENCE & DA NUMBER
	PPSWES-162 - D2022-596 - Dubbo Regional Council - 216-236 Macquarie Street, Dubbo


	PROPOSAL 
	Demolition of existing commercial building and construction of a Mixed-Use Development (15 storey) comprising 8 commercial tenancies, 162 hotel rooms, 41 residential apartments, 294 parking spaces, stratum subdivision (3 Lots), commercial strata subdivision (9 Lots) and residential strata subdivision (42 Lots).


	ADDRESS
	Lot: 100 DP: 1271426, 230 Macquarie Street Dubbo

	APPLICANT
	Maas Group Properties Liberal Pty Limited

	APPLICATION TYPE
	Maas Group Properties Liberal Pty Limited



PART A: 	GENERAL CONDITIONS

A1	Approved Plans and Supporting Documentation

The development must be implemented in accordance with the approved plans, specifications and supporting documentation listed below which have been endorsed by Council’s approved stamp, except where amended by conditions of this consent:

•	BASIX Certificate No: 1328258M, dated 30 September 2022; and
•	BASIX Certificate No: 911469M_02, dated 30 September 2022; and

	Plan/Report Title
	Reference No
	Revision
	Prepared by
	Date

	Statement of Environmental Effects
	
	--
	MAAS Group
	August 2022

	South Elevation
	8008-201
	B
	stu+FF Studio
	28.04.2023

	Elevations 
North Elevation
	8008-202
	B
	stu+FF Studio
	28.04.2023

	West Elevation
	8008-203
	--
	stu+FF Studio
	22.08.2022

	East Elevation
	8008-204
	B
	stu+FF Studio
	28.04.2023

	Hotel Entry
Elevation
	8008-205
	--
	stu+FF Studio
	22.08.2022

	Retail Elevation
	8008-206
	--
	stu+FF Studio
	22.08.2022

	Disabled Unit 1
Levels 3 - 6
Floor Plan
	8008-DH1-101
	--
	stu+FF Studio
	22.08.2022

	Disabled Unit 2
Levels 3 - 6
Floor Plan
	8008-DH2-101
	--
	stu+FF Studio
	22.08.2022

	Floor Area Diagram
Ground Floor Plan 
	8008-FAD-100
	--
	stu+FF Studio
	22.08.2022

	Floor Area Diagram
Level 1 Floor Plan 
	8008-FAD-100.1
	--
	stu+FF Studio
	22.08.2022

	Floor Area Diagram
Level 2 Floor Plan 
	8008-FAD-100.2
	--
	stu+FF Studio
	22.08.2022

	Floor Area Diagram
Levels 3-10 Floor Plans
	8008-FAD-100.3
	--
	Stu+FF
Studio 
	22.08.2022 

	Floor Area Diagram
Levels 11-14 Floor Plans
	8008-FAD-100.4
	--
	Stu+FF
Studio
	22.08.2022

	Ground Floor Plan
	8008-GF-101
	B
	stu+FF Studio
	28.04.2023

	Level 1 Floor Plan 
	8008-L1-101
	B
	stu+FF Studio
	28.04.2023

	Level 2 Floor Plan 
	8008-L2-101
	B
	stu+FF Studio
	28.04.2023

	Level 3 Floor Plan 
	8008-L3-101
	B
	stu+FF Studio
	28.04.2023

	Level 4 Floor Plan 
	8008-L4-101
	B
	stu+FF Studio
	28.04.2023

	Level 5 Floor Plan 
	8008-L5-101
	B
	stu+FF Studio
	28.04.2023

	Level 6 Floor Plan
	8008-L6-101
	B
	stu+FF Studio
	28.04.2023

	Level 7 Floor Plan
	8008-L7-101
	B
	stu+FF Studio
	28.04.2023

	Level 8 Floor Plan
	8008-L8-101
	B
	stu+FF Studio
	28.04.2023

	Level 9 Floor Plan
	8008-L9-101
	B
	stu+FF Studio
	28.04.2023

	Level 9 Floor Plan 
(Adaptable)
	8008-L9A-101
	B
	Stu+FF
Studio
	28.04.2023

	Level 10 Floor Plan
	8008-L10-101
	B
	stu+FF Studio
	28.04.2023

	Level 10 Floor Plan
(Adaptable)
	8008-L10A-101
	--
	Stu+FF
Studio 
	22.08.2022

	Level 11 Floor Plan
	8008-L11-101
	--
	stu+FF Studio
	22.08.2022

	Level 11 Floor Plan (Adaptable)
	8008-L11A-101
	--
	
	22.08.2022

	Level 12 Floor Plan
	8008-L12-101
	--
	stu+FF Studio
	22.08.2022

	Level 13 Floor Plan
	8008-L13-101
	--
	stu+FF Studio
	22.08.2022

	Level 14 Floor Plan
	8008-L14-101
	--
	stu+FF Studio
	22.08.2022

	Apartment 9.01
Level 9
Floor Plan
	8008-DA1-101
	--
	stu+FF Studio
	22.08.2022

	Apartment
Units 9.07 And 10.07
Levels 9 And 10
Floor Plan
	8008-DA2-101
	--
	stu+FF Studio
	22.08.2022

	Apartment
Units 9.08 And 10.08
Levels 9 And 10
Floor Plan
	8008-DA3-101
	--
	stu+FF Studio
	22.08.2022

	Apartment
Units 9.09 And 10.09
Levels 9 And 10
Floor Plan
	8008-DA4-101
	--
	stu+FF Studio
	22.08.2022

	Apartment
Units 10.01 And 11.01
Levels 10 And 11
Floor Plan
	8008-DA5-101
	--
	stu+FF Studio
	22.08.2022

	Storage Area Diagram
	8008-SAD-100
	--
	stu+FF Studio
	22.08.2022

	Storage Area Diagram
	8008-SAD-100.1
	--
	stu+FF Studio
	22.08.2022

	External Finishes
	8008-EXF-100
	--
	stu+FF Studio
	22.08.2022

	SEPP 65 Design Verification Statement
	--
	--
	stu+FF Studio
	August 2022

	BASIX Cert Class 2
	BASIXCERT-01
	--
	Vipac Engineers
	24.02.2023

	BASIX Cert Class 2
	BASIXCERT-02
	--
	Vipac Engineers
	24.02.2023

	BASIX Cert Class 3
	BASIXCERT-03
	--
	Vipac Engineers
	24.02.2023

	BASIX Cert Class 3	
	BASIXCERT-04
	--
	Vipac Engineers
	24.02.2023

	BASIX Cert Class 3	
	BASIXCERT-05
	--
	Vipac Engineers
	24.02.2023

	BASIX Cert Class 3
	BASIXCERT-06
	--
	Vipac Engineers
	24.02.2023

	Stormwater Plans


Cover Sheet
Erosion & Sediment Control
Pavement Layout
Stormwater Management Plan
Stormwater Details
Catchment Plan
Public Domain Plan
Public Domain Details
Sewer Diversion Plan
	SY222029


C000

C210
C301

C401
C402
C421
C501
C502
C601

	


B

A
A

B
A
A
A
A
A

	Van Der Meer Consulting
	


23.02.23

06.07.22
06.07.22

23.02.23
06.07.22
06.07.22
06.07.22
06.07.22
06.07.22


	Flood Impact Assessment
	SY222029
	B
	Van Der Meer Consulting
	25/08/2022

	Geotechnical Investigation Report
	B17525
	00
	Macquarie Geotech
	28/11/2017

	Heritage Impact Assessment
	Project no. 
22-13
	--
	Carste Studio
	26/09/2022

	Plan of Subdivision of Lot 100 in DP 1271426
	Sheet 1
 to 
Sheet 18
118136.DIE.SP01
	--
	Surveyor: Matthew G. Thorne
	

	Traffic Report
	17242
	V03
	TTPP Transport Planning 
	28/09/2022

	Construction & Demolition Waste Management Plan 
	--
	B
	Elephants Foot
	09/06/2022

	Operational Waste Management Plan
	4072
	E
	Elephants Foot
	28/08/2022

	Access Report 
	CA220039-DA
	A
	Accessed 
	5/09/2022

	Noise Assessment
	MAC190904-02RP1V1
	--
	Muller Acoustic Consulting 
	August 2022

	Landscaping Plan – 

Coversheet

Ground Floor

Level 01

Level 14

Landscape Details
	SS22-4923

000

100

101

114

501
	

B

B

B

B

A
	Site Image
	

16/08/2022

11/07/2022

16/08/2022

11/07/2022

11/07/2022




In the event of any inconsistency between conditions of this approval and the drawings/documents referred to above, the conditions prevail.  In the event of any inconsistency between the approved plans and the supporting documentation, the approved plans prevail. 

Reason: To ensure the development proceeds in the manner assessed by Council and all parties are aware of the approved plans and supporting documentation that applies to the development. 

A2	Construction Certificate

A separate application is required to be submitted to either Council or registered certifier to obtain a Construction Certificate to permit the erection of the proposed building works.

Reason:  Prescribed statutory condition under Environmental Planning and Assessment Act 1979

A3	Signage

A separate application shall be submitted to Council prior to the erection of any signage unless the proposed signage is ‘exempt development’ under State Environmental Planning Policy (Exempt and Complying Development Codes) 2008 or any other applicable environmental planning instrument.

Reason: To ensure any signage is assessed in accordance with the planning controls. 

A4	Lapsing of consent

This consent is limited to a period of 5 years from the date of the Notice of Determination unless the works associated with the development have physically commenced. 

Reason: To ensure compliance with Section 4.53 of the Environmental Planning and Assessment Act 1979

A5	Compliance with the Building Code of Australia 

All building work shall be carried out in accordance with the provisions of the Building Code of Australia. A reference to the Building Code of Australia is a reference to that Code as in force on the date the application is made for the relevant construction certificate. 

Reason: To ensure the building work complies with the Building Code of Australia. 

A6	Compliance with the Plumbing Code of Australia

The sanitary, water plumbing and stormwater drainage associated with the proposed building work requires the issue of a separate approval from Council prior to being installed, and includes plumbing work associated with the building’s fire services.  In this regard a Drainage and Plumbing Approval Application form is available from Council, and must be completed by the licensed plumbing and drainage contractor and returned to Council with the appropriate fee.  Drainage or plumbing works must not be commenced until Council has issued a permit authorising such works.

This approval does not negate the statutory requirement for the plumbing and drainage licensee to provide to Council as the delegated Plumbing Regulator, the Notice of Work (NoW), Certificate of Compliance (CoC) and Sewerage Service Diagram (SSD) as prescribed under the Plumbing and Drainage Act 2011, for the proposed sanitary drainage/plumbing and domestic water plumbing works.  It should be noted that the NoW does not include plumbing work associated with fire services and work of stormwater.

Reason: Council and statutory requirement of Local Government (General) Regulation, 2005

A7	Sanitary Plumbing and Drainage Pipe Works

The drainage and plumbing installation shall comply with the provisions of the Local Government (General) Regulation, 2021 and the requirements of Council as the water and sewerage authority.

	Reason:  Statutory and Council requirement

A8	Drainage and Plumbing Approval

	The sanitary, water plumbing and drainage associated with the proposed building requires the issue of a separate approval from Council prior to being installed.  In this regard a Drainage and Plumbing Approval Application form is available from Council, and must be completed by the licensed plumbing and drainage contractor and returned to Council with the appropriate fee.  Drainage or plumbing works must not be commenced until Council has issued a permit authorising such works

To facilitate Council’s inspection of the water plumbing and sanitary plumbing and drainage work associated with the proposed development, a copy of such building’s final hydraulic and fire service drawing(s) and/or floor plan must be submitted to Council’s Planning and Environment Division prior to such works commencing.

All sanitary plumbing and drainage and water plumbing work shall be carried out by a licensed plumber and drainer.

Reason:  Statutory requirement of the Local Government Act 1993

A9	Principal Certifier

If Council is engaged to act as the Principal Certifier (PC), the applicant shall ensure that the responsible builder and/or applicable contractors submit to Council documentary evidence identifying and confirming that their respective work was undertaken in conformity with the relevant Section J provisions of the BCA, as approved under the staged Construction Certificate.  Such documentation must be provided prior to issue of the building’s Occupation Certificate applicable to its staged construction certificate.

Reason:  To satisfy Council as the PC that the applicable work has been undertaken in conformity with the BCA

PART B: 	PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

B1	Fire Safety Upgrade

For the purposes of upgrading the existing “Old Bank” building’s fire safety, one or both of the following options shall be undertaken as the required fire safety upgrading for such building, the details of which are to be submitted with the Construction Certificate application as part of the proposed building works.

Provide and install the following measures to the exit stair serving the first floor of the subject building:

Option 1

(a) The stair to be brought into conformity with D2.8, D2.13(a)(v) and D2.17 of the BCA; and
(b) The stair to be brought into conformity with D3.3(a) of the BCA and Access Code;

or

Option 2

(a) In lieu of the above requirements, a Performance Solution Report prepared by an appropriate building/fire safety consultant addressing the following performance requirements of the BCA and Access Code in terms of upgrading the existing building’s exit stair:

· DP2, DP3 DP4, DP6; and

The aforementioned Performance Solution Report addresses and substantiates that the building when its upgrading is completed, will achieve conformity with the aforementioned performance provisions as are applicable to the subject stair’s use and a required exit from the proposed new building work.

Reason:  Council requirement for provision of adequate fire safety upgrading of the building in consideration of Section 64 under the EP&A Regulation 2021

B2	Road Opening Application

Prior to issue of the Construction Certificate, a separate ‘Road Opening Application’ (Section 138 Application under the Roads Act 1993) will be required to be made to Council’s Infrastructure Division, plus payment of appropriate fee/s.

Reason:  Implementation of Council’s Policy and Section 138 of the Roads Act

B3	Council's footpath

Council's footpath and adjoining car park and pedestrian access ways shall be kept free of all refuse, building materials and unnecessary traffic and disturbance.  Any unauthorised material found upon Council's footpath or land may be impounded or removed without notice.  Any proposed occupation of footpath and adjoining Council land must be approved by Council and/or be the subject of a Section 138 approval under the Roads Act

Reason:  Council requirement as the relevant road authority and land owner

B4	Servicing

In relation to services, the following must be undertaken by the applicant where relevant:

(a) Adequate services –the applicant must demonstrate that adequate services for water, electricity and wastewater are available to the site,

(b) Dial before your dig - the applicant shall contact “Dial Before You Dig on 1100” to obtain a Service Diagram. The sequence number obtained from “Dial Before You Dig” shall be forwarded to the Principal Certifying Authority (PCA) and Council for their records.

Reason: To ensure work is carried out having regard to existing services and underground infrastructure for safety and efficiency.

B5	Existing Sewer Mains

Prior to any construction works commencing, the contractor needs to accurately locate the existing sewer mains (east/west and north/south) and no footings of the proposed temporary transportable building shall be constructed closer than 1 metre horizontally

Reasons:  Implementation of Council policy

B6	Fire Hydrant and Hose Reel System

The Applicant must forward to the Certifying Authority with the Construction Certificate application, specifications, drawings and hydraulic design calculations of the proposed fire hydrant and hose reel system, prepared by a practicing hydraulics engineer.  Such details shall form part of the building’s Construction Certificate

The submitted design information must include relevant details relating to:

(a) Pipe sizes, materials, bedding and cover requirements, thrust blocks;
(b) Positions of any valves, hydrants, hose reels, pumps, booster valves, branch off-takes, storage tanks, meter and backflow devices;
(c) Location and size of any connection to Council's water mains and proposed draw-off rate;
(d) Diagrammatic design and elevation view of the meter stand assembly and fire brigade booster assemblies, ensuring the direction of flow from the Council water main is clearly indicated;
(e) Design calculations indicating:
(i) Residual outlet pressure achieved at the most disadvantaged fire hose reel as stipulated under AS 2441;
(ii) Residual outlet pressure achieved during the simultaneous operation of the required number of most disadvantaged hydrants as stipulated under AS 2419.1;
(iii) Written advice of the water supply authority as to the minimum and maximum static pressures expected from its supply, as well as the pressures expected at fire flow rates of at least 10, 20 and 30 l/s; and
(f) Specifications/diagrams indicating design and installation information appropriate for:
(i) Type of hydrants and valves, provision of hydrant blanking caps, etc; and
(ii)	In relation to the fire brigade booster assemblies, the required notices, markings and system block plan stipulated by AS 2419.1.  In particular, a diagrammatic representation of the proposed system block plan is to be provided, together with the system’s stated designed working pressure.

Reason:  Council requirement to ensure compliance with the BCA is demonstrated

B7	Stormwater Management

		The applicant must forward to the Certifying Authority with the Construction Certificate application, a detailed design of the development’s and building’s proposed stormwater drainage system, which shall include hydraulic design calculations, surface and invert levels, pipe sizes and grades.  Such details shall form part of the building’s Construction Certificate.
Reason: Council requirement to ensure compliance with the BCA is demonstrated for the satisfactory disposal of the development’s stormwater

B8	Vehicle Access Requirements 

		A Construction Traffic Management Plan shall be submitted to Council’s Infrastructure Strategy Branch for approval prior to issue of the Construction Certificate identifying all the construction traffic along a preferred route to and from the site to minimise public and private access conflict.
Reason: To ensure appropriate traffic control measures are implemented for the proposed event

B9	External Lighting 

All lighting on the site must be installed to emit light in a downward direction and designed so as not to cause nuisance to other residences in the area or to motorists on nearby roads and to ensure no adverse impact on the amenity or surrounding area by light overspill. The emission of lighting shall not exceed 1,000,000 lumens and must comply with the Australian Standard AS 4282 – 1997 Control of the Obtrusive Effects of Outdoor Lighting.

Reason: To ensure compliance with the Protection of the Environment Operations Act, 1997 and Council requirement pursuant to Clause 5.14 of Dubbo LEP 2022 to limit light pollution for the preservation of the ‘Dark Skies’ region surrounding the Siding Spring Observatory

B10	Heritage Management

Proposed measures, prepared by a suitably qualified conservation architect, are to be submitted to and approved by Council’s Manager Building and Development Services prior to the issue of a relevant Construction Certificate, and implemented to the satisfaction of Council’s Manager Building and Development Services before the issue of an Occupation Certificate for the works directly associated with that part of the development.

A	Partial demolition

The original walls of the wing on the south-east of the principal forms should be demolished only down to the level of the paving, or if a safe trafficable surface cannot be achieved their position should be interpreted in the paving.

B	Alterations to the item

Evidence of original walls and openings is retained and original ceilings and cornices are conserved.  The drawings provide for the retention of nibs.  In addition the upper parts of walls over new doorways should be retained, and any blocking of original openings should be slightly recessed.  Appropriate detailing will be required.

C	Schedule of Conservation Works

A Schedule of Conservation Works, supplemented by detail drawings as necessary, is to include:

· the removal of paint from the stone on the western wall of the item;
· removal of plywood panels from windows;
· details of the treatment of new and blocked openings;
· replacement of the reflective glass balustrade behind the iron lace on the first floor veranda with a less obtrusive means of complying with the Building Code of Australia;
· an internal and external colour scheme for the item, and a schedule of external colours and materials for the extension and new buildings; and
· identification of demolished components reasonably capable of being re-used in the works or disposed of for re-use elsewhere.

D	Maintenance plan

A Heritage Maintenance Plan supplemented by detail drawings as necessary.  The plan is to be structured so that its implementation into the future is enforceable, for example by incorporation into strata by-laws.

E	Protection of fabric

Any changes required to the external fabric of the building that are outside the approved works will require additional development consent from the consent authority.

F	Interpretation strategy

An interpretation strategy prepared by a suitably qualified heritage consultant is to be prepared interpreting the role of the site.  Such interpretation shall be installed within the landscape prior to an occupation certificate for any future dwelling house approval being issued.

G	Archival record

A photographic archival record prepared by a suitably qualified heritage consultant in accordance with Heritage Council guidelines, including one (1) hard copy for the Local Studies Section of the Macquarie Regional Library.

H	Unexpected finds

If any archaeological relics are uncovered during the course of the work, all works shall cease immediately in that area, and NSW Heritage shall be contacted. Depending on the possible significance of the relics, an archaeological assessment and an excavation permit under the NSW Heritage Act 1977, may be required before further works can continue in that area.

Reason: To ensure the proposed works do not detrimentally impact upon the significance of the heritage item


PART C: 	PRIOR TO WORKS COMMENCING 

C1	Prior to Commencement of Works 

The Applicant must comply with the following:

1. The Applicant/proponent must at its own expense:
1. Prior to work commencing, engage suitably experienced contractor/s to carry out an inspection of the adjoining premises and prepare and submit to Council a  ‘dilapidation report’ documenting the current condition of all buildings on each parcel adjoining the development site; and
1. Preserve and protect the adjoining buildings from damage during the excavation and construction work; and
1. If necessary, underpin and support the building(s) in an approved engineered manner in accordance with industry standards; and
2. The applicant must give the owners of the ‘adjoining premises, at least fourteen (14) days written notice of the need for his representative/contractor to inspect the premises in order to prepare the ‘dilapidation report’ required above, before demolition or excavation work begins; and 
2. Should an owner of an adjoining premises refuse access or fail to respond within the aforementioned timeframe, the contractor may proceed with the excavation works without further notice; and 
2. The applicant and contractor must, at least seven (7) days before excavating below the level of the base of the footings of any building on the adjoining allotment(s), give notice of intention to do so to the owner of such adjoining allotment and furnish particulars to the owner of the proposed work; and
2. Within twenty-one (21) days of the completion of the excavation and any retaining wall construction work, the contractor who carried out the initial inspection and prepared the ‘dilapidation report’ shall carry out a re-inspection of each adjoining premises (if a report was prepared) to determine any changes in the condition of the premises that may be attributed to the demolition and excavation/retaining wall construction work.

Reason: To ensure support is maintained to neighbouring buildings and any detrimental effects of the approved works are able to be identified by comparison to a pre-development report

C2	Signs on site

A sign must be erected in a prominent position on any site on which building work is being carried out:

(a) showing the name, address and telephone number of the principal certifier for the work, and

(b) showing the name of the principal contractor (if any) for any building/demolition work and a telephone number on which that person may be contacted outside working hours, and

(c) stating that unauthorised entry to the work site is prohibited.

Any such sign is to be maintained while the building work or demolition work is being carried out, but must be removed when the work has been completed.

Reason: Prescribed Condition under Section 74 of the EP&A Regulation 2021

C3	Fencing

A hoarding, barricade or fence shall be erected between the demolition/construction site and any adjoining public place and/or around any road openings or obstructions if pedestrian or vehicular traffic is likely to be endangered, obstructed or inconvenienced by the proposed works.  If necessary, an awning sufficient to prevent any material from, or in connection with the work falling onto the public place is also to be erected.

The work is to be kept lit during the time between sunset and sunrise if the work may be a source of danger to persons using the adjoining public place/

Reason:  To provide safety for the public during the demolition / construction phases

C4	Toilet Facilities during Construction

Temporary toilet facilities must be provided on the work site during construction at the rate of one toilet for every 20 persons or part of 20 persons employed at the work site. Each toilet provided must:

(a) Be a standard flushing toilet, connected to a public sewer, or

(b) If connection to a public sewer is not available, to an on-site effluent disposal
system approved by the council, or

(c) A portable toilet.

Reason: To provide appropriate on-site amenities during demolition and construction work. 


PART D:	DURING WORKS

D1	Construction Hours

The hours of demolition and/or building work shall be limited to the following hours:

(a) Monday to Friday:  			7.00 am to 6.00 pm;
(b) Saturday:  				8.00 am to 1.00 pm;
(c) No Construction on Sundays or Public Holidays.

Unless otherwise approved within the Construction Site Management Plan, construction vehicles, machinery, goods or materials must not be delivered to the site outside the approved hours of site works. Note: Any variation to the hours of work requires Council’s approval.

Reason: To ensure the amenity of the area is maintained during construction. 

D2	Construction Site Management 

Construction Site Management must include, but not limited to, the following and maintained for the duration of the construction works:

(a) All practicable measures shall be undertaken to prevent and minimise harm to the environment and the amenity of the area as a result of the construction and operation of the development, particularly from wind-blown dust, debris, noise, erosion and soil management and the like.

(b) A site rubbish enclosure including any rubbish containers shall be provided on the site for the period of the proposed construction.

(c) All building materials and equipment must be stored wholly within the site unless an approval to store them elsewhere has been granted.

(d) During construction, care must be taken to protect Council’s infrastructure, including street signs, footpath, kerb, gutter and drainage pits etc. 

(e) Protection measures shall be maintained in a state of good and safe condition throughout the course of demolition. 

(f) The area fronting the site and in the vicinity of the development shall also be made safe for pedestrian and vehicular traffic at all times. 

The applicant must ensure a copy of these approved plans is kept on site at all times and made available to Council officers upon request.

Reason: To ensure the required site management measures are implemented during construction.
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D3	Waste Management 

All solid waste from construction and operation of the proposed development shall be assessed, classified and disposed of in accordance with the NSW Environment Protection Authority’s Waste Classification Guidelines. Whilst recycling and reuse are preferable to landfill disposal, all disposal options (including recycling and reuse) must be undertaken with lawful authority as required under the Protection of the Environment Operations Act, 1997.

Prior to occupation of the proposed development, copies of all weighbridge or receival dockets from the licensed Waste Disposal Depot shall be provided to Council.

Reason: Council requirement to require compliance with the POEO Act, 1997

D4	Responsibility for Changes to Public Infrastructure

While building work is being carried out, the applicant must pay any costs incurred as a result of the approved removal, relocation or reconstruction of infrastructure or services affected by the required construction works. Council and other service authorities should be contacted for specific requirements prior to commencement of any works.

Reason: To ensure payment of approved changes to public infrastructure.

D5	Discovery of Aboriginal Objects

While excavation, demolition or building work is being carried out, all such works must cease immediately if a relic or Aboriginal object is unexpectedly discovered. The applicant must notify the Heritage Council of NSW in respect of a relic and notify the Secretary of the Department of Planning and Environment and the Heritage Council of NSW in respect of an Aboriginal object. Building work may recommence at a time confirmed by either the Heritage Council of NSW or the Secretary of the Department of Planning and Environment. 

In this condition:

· “relic” means any deposit, artefact, object or material evidence that: 
(a) relates to the settlement of the area that comprises New South Wales, not being Aboriginal settlement, and 
(b) is of State or local heritage significance; and 

· “Aboriginal object” means any deposit, object or material evidence (not being a handicraft made for sale) relating to the Aboriginal habitation of the area that comprises New South Wales, being habitation before or concurrent with (or both) the occupation of that area by persons of non-Aboriginal extraction and includes Aboriginal remains.

Reason: To ensure the protection of objects of potential significance during works.

D6	Discovery of Contamination

Should any unexpected contaminated, scheduled, hazardous or asbestos material be discovered before or during construction works, the applicant and contractor shall ensure the appropriate regulatory authority is notified and that such material is contained, encapsulated, sealed, handled or otherwise disposed of to the requirements of such Authority. 

Reason: To ensure contamination discovered during construction is dealt with as quickly as possible and to protect the health of the community and the environment. 

D7	Water Supply

Should the existing town water supply service connection/s not be suitably located and/or of a suitable size to accommodate the proposed development, then a separate application would be required to be made to Council, with the appropriate fee/s being paid, for the provision of a suitably sized metered water service to the development.

Reason: Council policy in respect of industrial/commercial developments

D8	Advertising Structures

No advertising, advertising sign/s or structure/s of any standard will be permitted to be displayed within (or overhang onto) the road reserve area/s

Note:  This area also includes the footpath reserve area

Reason: To protect the amenity of the travelling public utilising the surrounding roadways

D9	Prior to any Demolition

Prior to any demolition works commencing on the site, the following are required to be completed and carried out to Council's satisfaction:

(a) The existing metered town water supply service connection(s) is required to be disconnected by Council. Council's Water Supply and Sewerage Client Services Coordinator must be contacted on 6801 4000 requesting removal of the disused water service and meter; and
(b) Disconnection of the sewer drainage and capping of Council’s sewerage main junction. An inspection by Council's Development Engineer in regard to this condition is required prior to the ‘capped’ sewerage junctions being backfilled. 

Reason: Requirements of Council to protect its civil infrastructure assets

D10	Demolition

The demolition of the existing building is required to be undertaken in conformity with AS 2601-1991.  A requirement of clause 1.7.1 of such standard is that the applicant and/or its contractor must prepare a Work Plan and submit such plan to Council prior to any demolition work commencing.

In particular, such Work Plan must include proposed measures to address dust generation; protection of the public; assessment, removal and disposal of hazardous materials and conditions (especially asbestos sheeting, lead-based paint and any organochlorine contaminated soil); noise control and protection of Council’s services.

Reason: Council requirement to prevent environmental contamination and creation of public nuisances arising from demolition works

D11	Demolition Contractor

The demolition contractor shall be given a copy of Council’s conditions of development consent.

Reason:  To facilitate compliance with Council’s Approval by the demolition contractor

D12	Excavation Safeguards

All excavations associated with the erection of the building and installation of associated services must be properly guarded and protected to prevent them from being dangerous to life or property.  Excavations undertaken across or in a public place must be kept adequately guarded and/or enclosed and lit between sunset and sunrise, if left open or otherwise in a condition likely to be hazardous to persons in the public place.

Reason:  Council requirement for protection of public

D13	Excavations

If an excavation associated with the proposed building work extends below the surface level of an adjoining allotment of land and/or the base of the footings of a building on an adjoining allotment of land, the person having the benefit of the development consent must, at the person’s own expense:

(a) Protect and support the adjoining premises from possible damage from the excavation; and 
(b) Where necessary underpin the adjoining premises to prevent any such damage.

For the purposes of this condition, allotment of land includes a public road and any other public place.  This condition does not apply if the person having the benefit of the development consent owns the adjoining land, or the owner of the adjoining land has given consent in writing to this condition not applying.

Reason:  Prescribed condition pursuant to Section 74 of the EP&A Regulation 2021 and Council requirement to preserve the stability of adjoining roads/public places

D14	Traffic Management

Should any of the proposed works encroach onto the road reserve area (which includes the footpath area) and prior to any works commencing on the site, the applicant/developer is required to make a separate ‘Road Opening Application’ (Section 138 Application under the Roads Act, 1993) with Council’s Infrastructure Division, plus payment of any appropriate fee/s.

In conjunction with the Section 138 Application, a Traffic Management Plan showing all activities for controlling pedestrian and vehicular traffic shall be prepared by a suitably accredited person, submitted to, and approved by Council’s Senior Traffic Engineer, demonstrating that the proposed demolition works can be undertaken in a safe manner minimising disruption to pedestrian and vehicular traffic movement/s.

The Traffic Management Plan shall include layout plans showing temporary detours, details of arrangements for demolition work under traffic and the location, size and legend of all temporary signs and other traffic control devices and be in accordance with the WorkCover Authority requirements.

The applicant is to ensure that any sub-contractor/s working on the site have current public liability insurance policy(ies) to cover Council to an amount of not less than $20m in respect of any and all actions, costs and claims for damages that may be brought or made or claimed against Council in relation to the granting of this approval. Such policy shall note the interest of Council which ensures that Council is indemnified against any possible action.

Reason: To ensure adequate safety measures are in-place for the public utilising the adjacent footpaths and roadways

D15	Construction Noise

The activity must not be carried out in an environmentally unsatisfactory manner where; 
1. It contravenes , or is likely to contravene the Protection of the Environment Operations Act 1997, or
1. It causes, or is likely to cause a pollution incident, or
1. It prevents to control or minimise pollution, or the emission of any noise or the generation of waste, or
1. It is not carried on in accordance with good environmental practice.

Reason: To protect the amenity of the neighbourhood. 

D16	Imported Fill

While construction work is being carried out, the principal certifier must be satisfied all soil removed from or imported to the site is managed in accordance with the following requirements:

(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 principal certifier,

(b) All fill material imported to the site must be Virgin Excavated Natural Material as defined in Schedule 1 of the Protection of the Environment Operations Act 1997 or a material identified as being subject to a resource recovery exemption by the NSW EPA.

Reason: To ensure soil removed from the site is appropriately disposed of and soil imported to the site is safe for future occupants. 

D17	Vehicle Access Requirements

The existing vehicular accesses off Macquarie Street, Holls Avenue and Serisier Street shall be upgraded to commercial standard concrete vehicular cross-overs, and kerb and gutter vehicle entrances, constructed in accordance with Council's standards STD 5211 and STD 5235, being provided by and at full cost to the Developer to the satisfaction of the Council.

However, prior to any construction works being undertaken on the access driveways a detailed (fully dimensioned) site plan is to be lodged with and approved by Council.

The accesses driveways are to be designed and constructed of sufficient width at the roadway (kerb and gutter alignment) and the property boundary alignment such that a service vehicle (8.8m in length) can (utilising the Austroads design templates, and a turning speed of 5-15 km/hr) access/exit the subject land in a forward motion from the through travel lane(s) of Macquarie Street/Holls Avenue/Serisier Street without the need to cross over onto the wrong side of the road at any time.

Such works shall also include reconstruction of the footpath for the full frontage of the development and the reinstatement of the redundant kerb and gutter vehicle crossing back to ‘upright’ kerb and gutter at full cost to the Developer; this work is to also include restoration of the road shoulder following construction in accordance with Council's adopted AUS-SPEC #1 Development Specification Series - Construction Standards.

Should Council's Senior Development Engineer (or his representative) not undertake the required inspections as detailed in the abovementioned Council standards, then a detailed list of inspections undertaken by an accredited private certifier verifying compliance with the abovementioned Council standards will be required to be lodged with Council prior to the issue of the Occupation Certificate for the proposed development.

Reason:  Council policy in respect of commercial developments

D18	Overflow (Relief) Gully

The top of the building’s overflow (relief) gully shall be a minimum 150 mm below the building’s lowest sanitary fixture.

The building’s overflow (relief) gully shall also:

(a) Be a minimum 75 mm above the finished surrounding ground level; or
(b) Where the overflow (relief) gully is located in a path or paved area which is finished such that surface water cannot enter it and is graded away from the building, it may be finished level with such path or paved area; and
(c) A minimum 150mm above the 1% AEP flood event level of RL 262.7 m AHD.

If the top of the required overflow (relief) gully cannot achieve the statutory minimum 150 mm clearance below the lowest sanitary fitting in the building, a reflux valve shall be provided on the building’s sanitary drainage line immediately downstream of the boundary shaft.  Such installation shall be undertaken in accordance with the requirements of AS/NZS 3500.2 and be inspected and passed by Council prior to covering.

Reason:  Statutory requirement

D19	Inspections

The following applicable works shall be inspected and passed by an officer of Council, irrespective of any other inspection works undertaken by an accredited certifier, prior to them being covered. In this regard, at least 24 hours notice shall be given to Council for the inspection of such works. When requesting an inspection, please quote Council's reference number D2022-596

Advanced notification for an inspection can be made by emailing enviroadmin@dubbo.nsw.gov.au or by telephoning Council's Planning & Environment Division on 6801 4612

· Internal and external sanitary plumbing and drainage under hydraulic test.
· Water plumbing under hydraulic test.
· Fire services water plumbing under hydraulic test.
· Final inspection of the installed sanitary and water plumbing fixtures upon the building’s completion prior to its occupation/use.

Reason: Statutory provision and Council requirement being the water and sewerage authority

D20	Transport for NSW

The applicant shall comply with the requirements of Transport for New South Wales (TfNSW) dated 4 November 2022 assessment of the Application under Clause 2.122 and Schedule 3 - SEPP (Transport and Infrastructure) 2021 (copy attached).

Reason: To ensure compliance of TfNSW


PART E: 	PRIOR TO ISSUE OF OCCUPATION CERTIFICATE 

E1	Payment of Contributions – Water and Sewerage Supply (Section 64) Headworks 

	PLAN
	CALCULATION
	TOTAL

	Dubbo Regional Councils Water and Sewerage Contribution Plan 2002 (water)

	Per ET basis (43.66ET) – pursuant to Secton 64 of the Local Government Act 1993 (Division 5 of Part 2 of Chapter 6 of the Water Management Act 2000). 
Current rate is $6,235.30 per ET 

	

	
	Contribution Payable WATER
	$272,233.20



	Dubbo Regional Councils Water and Sewerage Contribution Plan 2002 (sewer)

	Per ET basis (96.99ET) – pursuant to Section 64 of the Local Government Act 1993 (Division 5 of Part 2 of Chapter 6 of the Water Management Act 2000). 
Current rate is $6,235.30 per ET 

	

	
	Contribution payable SEWER
	$571,777.01

	
	

	
	Total Contributions Payable for this application
Note: this amount includes all applicable contributions payable under Council's adopted Combined Water Supply and Sewerage Contributions Policy, November 2002, operating from 1 January 2003.
	$844,010.21



Note: Contribution rates are subject to CPI and adjusted annually from 1 July each year in accordance with Councils adopted fees and charges. The current rates are to be confirmed with Council prior to payment being made. 
Reason: Implementation of Council's adopted Combined Water Supply and Sewerage Contributions Policy, November 2002, operating from 1 January 2003

E2	Payment of Contributions – Section 94/7.11 Contributions
	PLAN
	CALCULATION
	TOTAL

	Sec 94 Development Contributions Plan - Open Space and Recreation Facilities 2016-2026

	Calculation based on 83.1 persons.

Contribution rate per person: 

City Wide		= $627.65
Central (South) 	= $890.65
Admin			= $26.63

	



$52,157.72
$74,013.02
$2,212.95


	
	Total
	$128,383.69

	

	Sec 94 Development Contributions Plan - Roads, Traffic Management and car parking 2016

	Calculation is based on 706 residential trips and 188.45 commercial trips for urban roads headworks.

per residential trip is $633.10 

	



$446,968.60

	
	per commercial trip is $427.30

plan administration is $6.00 per trip

	$80,524.69

$5,366.70

	
	Total 
	$532,859.99

	
	

	
	Total Section 94/7.11 Contributions Payable for this application

Note: this amount includes all applicable contributions payable under Councils Sec 94/7.11 Development Contributions Plans.
	$661,243.68



Note: Contribution rates are subject to CPI and adjusted annually from 1 July each year in accordance with Councils adopted fees and charges. The current rates are to be confirmed with Council prior to payment being made. 
Reason: Implementation of Council’s respective Section 94/7.11 Contributions Plan

E3	Certificate of Compliance - Stormwater Work

All roof and stormwater work shall be carried out in accordance with the requirements of the Local Government (General) Regulation and the Plumbing Code of Australia.  In this regard the licensee is required to submit to Council a Certificate of Compliance for the subject stormwater work within two days of completion.

Reason:  Statutory and Council requirement

E4	Certificate of Installation - Wet Areas

The applicant shall ensure that the responsible builder or contractor submits to Council, if Council is engaged to act as the Principal Certifier (PC), a Certificate of Installation certifying that the wet areas of the building have been protected by the installation of a water-proofing system conforming to AS 3740 ‘Waterproofing of domestic wet area’.  Such Certificate must be provided prior to occupation or use of the building.

Reason:  To demonstrate the provision of an adequate moisture proofing system

E5	Hot water

The hot water delivered to the outlets of any proposed hand-basins shall not exceed 50o C whilst disabled fixtures shall not exceed 45o C.

Reason: Council policy in conformity with the Plumbing Code of Australia

E6	Flood Management Plan

A Flood Management Plan shall be developed for the subject development prior to any Occupation Certificate being issued for the ground floor retail/car park/office levels of the development, a copy of which shall be submitted to Council.

Prior to any Occupation Certificate being issued for any of the residential accommodation floor levels, a comprehensive Flood Management Plan (incorporating any initial plan provisions for the car park and retail/office levels) shall have been prepared and submitted to Council

The subject Flood Management Plan must include, but is not limited to, the following aspects as relevant to the development: 

Preparedness

Activation – detail the circumstances (river heights, level of flooding etc.) upon which the Plan is activated, the authority to activate it and the organizations/persons (internal and external) that must be notified.  The maximum height and level to which the building can be safely occupied before evacuation of the building must be made, is to be identified;

Warning – describe the warning arrangements to be provided to tenants, residents and relevant external agencies/persons;

Education – outline flood preparedness information to be provided to tenants and residents operating in the car park levels;

Responsibilities – list responsibilities for various actions;

Preliminary Actions/Deployments – detail actions required to be implemented, resources to be notified, placed on stand-by, marshaled and deployed in advance of flooding.

Response

Control – detail who is in charge/in control of the development’s flood response;

Operations Centre – nominate the location for the co-ordination of the development’s response operations;

Liaison – detail person or persons responsible for maintaining contact with external agencies i.e., SES, Police, Council, media etc. Outline arrangements for recording tenant and resident evacuations and off-site/forwarding contact details;

Communications – detail any special requirements and any dedicated communication channels for internal and external use;

Information – detail arrangements for the passing of information to and from tenants/residents;

Actions/Deployments – list/detail critical flood heights/levels and required responses.  Identify where, when and how infrastructure and services must be removed or shut-down and areas evacuated, including resources and likely time required to implement. Identify the critical level/point at which the development must be evacuated and closed down.  Outline resources required to effect evacuations, having regard to the likely unavailability of significant resources from the emergency services; and list alternative accommodation locations. Note: it is preferable that critical levels be correlated to gauge heights at the Dubbo Pump Station gauge site, being the principal flood warning gauge for Dubbo;

Resupply Logistics – detail arrangements required to be implemented to facilitate loading and unloading of supplies to the development upon ground floor road access being unavailable;

Road Arrangements – detail arrangements with the local Roads Authority for alternative loading/unloading areas, vehicle parking, refuse collection etc., upon ground floor road access becoming unavailable

Recovery

Co-ordination – outline who is to co-ordinate the inspection, repairs and reinstatement of the development’s services and infrastructure;

Cleaning – outline arrangements for removal of flood debris, damaged furnishings etc., and cleaning/hosing down; list of recommended and specialist contractors;

Reinstatement of services – outline arrangements for inspection of services to determine damage, repairs and reinstatement; list of recommended and specialist contractors;

Repairs – outline arrangements for repairs, list of recommended and specialist contractors;

All-clear – outline arrangements for authorizing reoccupation/use of flood affected areas.

Reason: Council requirement to ensure that the subject facility can effectively operate and maintain occupant health and safety during flood events by undertaking appropriate flood management planning

E7	Flood Management – Infrastructure 

All utilities, services and infrastructure necessary to maintain and permit the continued safe and healthy occupation and operation of the development’s retail/commercial and residential storey levels, shall be located above and/or flood-proofed to at least the Flood Planning Level, which for this site is RL 263.2 m AHD, unless otherwise permitted under this condition.  Services associated with the ground floor car park level whilst having to be flood compatible, must also be designed to be shut-down/disconnected/isolated in advance of inundation without detrimentally affecting the rest of the building’s services.

If the occupation of the subject building cannot be maintained above the Flood Planning Level of 263.2m AHD due to an inability to sustain appropriate building services and safe and healthy conditions at that height; then the lower height to which they can be maintained must be specified in the Flood Management Plan as specified by separate condition on this consent.  Under these circumstances, the subject services must be flood-proofed to a height of 500mm above the level at which the building is required to have been evacuated and cleared of all occupants.

Prior to any Occupation Certificate being issued for the building’s ground floor level, each relevant service design engineer (i.e. electrical, hydraulic, mechanical, fire safety etc) shall provide a design statement to the effect that their respective service designs will in their opinion achieve compliance with the requirements of this condition.

Reason:  Council requirement to ensure the building is designed to be able to continue to function after flood inundation

E8	Completion of Public Utility Services 

Prior to the commencement of operations on site, the principal certifier must ensure any adjustment or augmentation of any public utility services including gas, water, sewer, electricity, street lighting and telecommunications, required as a result of the development, is completed to the satisfaction of the relevant authority.  Written confirmation from the relevant authority that the relevant services have been completed shall be provided.

Reason: To ensure required changes to public utility services are completed, in accordance with the relevant agency requirements, before occupation.

E9	Food Standards 

The building proposed to be used for manufacturing, preparing, storing or handling food for sale shall be constructed and fitted out in accordance with the minimum requirements of the Food Standards Code and the Food Act, 2003. Plans detailing the construction and fit-out of the food preparation areas shall be submitted and approved by Council prior to the Construction Certificate being issued.

Reason: Statutory requirement and the implementation of Council's policy

E10	Landscaping 

The proposed landscaping shown on the approved landscape plan shall be established and maintained to at least the standard specified on the approved development plans.  Such landscaping shall be established prior to the commencement of operations on site.

Reason:  To maintain and improve the aesthetic quality of the development

E11	Survey Certificate

A survey certificate indicating the position of the building's external walls and balconies in relation to the allotment boundaries and adjoining roads, shall be submitted to the Principal Certifier (PC) and Council prior to issue of the building’s occupation certificate for each staged construction certificate.  Such survey certificate shall also provide the finished floor levels of the ground retail/car park floor, relative to Australian Height Datum.

Reason:  To ensure setbacks/clearances have been achieved as approved in the development consent

E12	Completion of works

Prior to the issue of any Occupation Certificate for the proposed staged building work, the development’s site works, which includes landscaping, car park and hardstand areas, traffic signage and line marking, vehicular cross-overs, and any conditioned road/footpath upgrading must have been completed in conformity with this development consent; unless the deferment of such works in part or in stages, has been agreed to in writing by the Consent Authority

Reason:  To ensure the development is completed prior to its occupation and use

E13	Post-Construction Repair of Infrastructure

		Any damage incurred to the footpath, kerbing and guttering, road or road shoulder or any other utility services shall be repaired/restored at full cost to the Developer and in accordance with Council's adopted AUS-SPEC #1 Development Specification Series - Construction Standards. Should the Developer not complete repairs as necessary and/or as directed by Council, Council will undertake such repair work/s and recover the cost/s from the Developer.
		Note: It is recommended that the applicant record the existing conditions of all footpaths, road and other Council property adjoining the subject site prior to the contractor taking possession of the site)

Reason: To identify damage resulting from building work

E14	Easements

No buildings or structures (including advertising structures) are permitted to be built over Council’s existing sewerage main(s) or are to be located within Council’s “easement(s) to drain sewage”.  In this respect the existing sewerage mains located within the subject land are required to be relocated, with the new sewer mains to be constructed on a new alignment in accordance with Council’s requirements contained within the adopted Council Policy “Building Over or Adjacent to Council’s Sewerage Pipeline”.  As these existing mains are “live” sewer mains all construction works are to be undertaken by Dubbo Regional Council at full cost to the Developer.  Council’s Water Supply and Sewerage Branch is to be contacted on (02) 6801 4000 to arrange for relocation of these existing mains plus payment of all costs and fee(s) associated with the proposed relocation

Once the existing sewerage mains have been relocated in accordance with the above requirements and prior to the issue of the Occupation Certificate for the proposed building, the Developer is required to amend the existing “easement to drain sewage” located within the subject land by creation under Section 88B of the Conveyancing Act of a revised “easement to drain sewage” to be centrally located over the new sewerage main

	Reason: Protection of Council Assets

E15	Removal of Waste upon Completion

Prior to the commencement of operations on site, all refuse, spoil and material unsuitable for use on-site is removed from the site and disposed of in accordance with the approved construction waste management plan.

Reason: To ensure waste material is appropriately disposed or satisfactorily stored

E16	 Swimming Pool

Prior to the operation of the public swimming pool and having satisfied the BCA requirements, the swimming pool must be registered as a Regulated Premises with Council’s Environmental Compliance Branch in accordance with the Public Health Act 2010.

Reason: Statutory requirement of the Public Health Act 2010

E17	Civil Aviation Safety Authority

Evidence shall be provided to Council prior to the issue of the relevant Occupation Certificate that Airservices Australia has been informed of the proposed development, being a structure that is more than 30 metres above ground level and within 30 km of an aerodrome. 

Reason: Compliance with Civil Aviation Safety Authority circular ‘Reporting tall structures and hazardous plume sources’ dated March 2018

E18	Subdivision Certificate - National Broadband Network (NBN)

Prior to release of the relevant Subdivision Certificate, ‘Pit and Conduit’ construction is to be installed to carry the National Broadband Network (NBN) and it is required to be installed in accordance with the NBN Standards ‘Guide to Installing Pit and Conduit Infrastructure - Guidelines for Developers’ dated 21 December 2010

Council will require written advice from NBN/Telstra or its contractor to state that the NBN pit and conduit requirements have been met

Reason:  To ensure the orderly provision of infrastructure

E19	Subdivision Certificate - Electricity Supply

Prior to release of the relevant Subdivision Certificate, the submission to Council of evidence that an electricity supply has been provided to each lot within the proposed subdivision by way of Notice of Arrangement as issued by the electricity supply authority (Essential Energy)

Reason:  To ensure the orderly provision of infrastructure

E20	Community Properties Management Statement

A Community Properties Management Statement shall be prepared for each proposed strata subdivision and submitted to Council with the Subdivision Certificate application.

Reason: Statutory Requirements

E21	Operational Plan - Motel

To manage the operations of the Motel, an Operational Plan of Management shall be prepared and submitted to Council’s Building and Development Services Branch prior to the issue of the Occupation Certificate.  Matters such as cleaning, emergency response, security and complaint handling procedures will be included in the Operational Plan of Management.

Reason: To minimise the impact of the use on surrounding development


PART F: 	OPERATIONAL CONDITIONS

F1	Vehicle and Pedestrian Management

The premises shall be operated in accordance with the following vehicle management requirements:

(a) All loading and unloading of goods related to the development proposal shall be carried out within the confines of the allotment's boundary. Under no circumstances will the loading, or unloading, of goods on the public roadway system be permitted.

(b)	The vehicle entry and exit points are to be clearly signposted and visible from both the street and the site at all times and must be maintained in good condition.

(c)	Two hundred and ninety two (292) carparking spaces inclusive of thirteen (13) accessible carparking space shall be provided on site.  All carparking spaces shall be permanently marked out on the pavement surface. Additionally, a minimum of forty (40) bicycle spaces shall be provided on site.

(d)	The marking and signage to the disabled car park spaces shall be maintained in a trafficable and legible condition to the requirements of AS/NZS 2890.6.  Such parking spaces shall have a continuous accessible path of travel provided between them and the passenger lifts servicing each floor of the building

(e)	The ground floor car parked marked pedestrian access is to be extended through the eastern boundary of the car park and connect at grade with an appropriate treatment to Councils Holls Avenue Public Car Park.

(f)	Access to the development from the Holls Avenue is to be an “Entry Only “ with a requirement to realign the kerb and relocate the sewer inspection point and adjacent light pole including the provision of  signage at the entry and within the ground floor car park to satisfactorily guide and advise motorists of the one way restriction.

(g)	Holls Avenue is to be designated as a “10km/h - Shared Zone “in accordance with the Transport for NSW guidelines with the installation of a textured pavement threshold at the intersection with Brisbane Street and a S1 separation line

(h)	An on street traffic and parking management plan is to be prepared incorporating the following traffic facilities: 
· A 10km/h shared Zone in Serisier Street and Bank Street in accordance with the Roads and Maritime Services guidelines with a textured pavement threshold at the western end of Serisier Street on entry to the development including textured pavement thresholds and carriageway narrowing (kerb islands) at the Brisbane Street and Bultje Street intersections. 
· Definition of the parking and one way travel lane incorporating edge lines along each side of the parking lanes in Serisier Street and on the eastern side parking lane in Bank Street, including the remarking of the pavement arrows.

(i)	An on street parking management plan at the intersection of Serisier Street and Bank Street to accommodate the expected traffic movements to and from the development.

(j) An internal Traffic and Parking Management Plan (i.e. signs and linemarking).

(k)	All vehicles must enter and exit the subject land and proposed development in a forward direction. No reversing of vehicles onto the public roadway system will be permitted.

(l)	No vehicles larger than a ‘Service Vehicle’ 8.8 m in length (utilising the Austroads design templates) are permitted to access the subject land and development proposal.

All works are to be undertaken in accordance with Council’s adopted AUS-SPEC #1 Development Specification Series - Design and Construction, with detailed engineering plans being submitted to, and approved by Council prior to any construction works commencing.

Reason: Requirement of Council so as not to create adverse traffic conditions

F2	External lighting 

All lighting on the site must be installed to emit light in a downward direction and designed so as not to cause nuisance to other residences in the area or to motorists on nearby roads and to ensure no adverse impact on the amenity or surrounding area by light overspill. The emission of lighting shall not exceed 1,000,000 lumens and must comply with the Australian Standard AS 4282 – 1997 Control of the Obtrusive Effects of Outdoor Lighting.

Reason: To ensure compliance with the Protection of the Environment Operations Act, 1997 and Council requirement pursuant to clause 5.14 of Dubbo LEP 2022 to limit light pollution for the preservation of the ‘Dark Skies’ region surrounding the Siding Spring Observatory

F3	Noise Control During Operation 

		Noise from the development (LAeq) shall not exceed the background (LA90) by more than 5dB(A) at any time including any allowance for impulsiveness and tonal characteristics when measured at the most affected residence.
Reason: Council requirement to prevent the generation of a noise nuisance

F4	Waste Materials 

The Applicant must: 

(a) minimise the waste generated by the development; 

(b) classify all waste generated on site in accordance with the NSW EPA Waste Classification Guidelines, Part 1: Classifying Waste, November 2014 (or its latest version); 

(c) store and handle all waste on site in accordance with its classification; 

(d) not receive or dispose of any waste on site; and 

(e) remove all waste from the site as soon as practicable, and ensure it is sent to an appropriately licensed waste facility for disposal.

Reason: To protect the environment. 

F5	Food Standards

Those portions of the building proposed to be used for the manufacturing, preparing, storing or handling of food shall be constructed and operated in accordance with the requirements of the Food Act, 2003, Food Regulations, 2015 and the Food Safety Code. Prior to the business commencing, the operator shall notify Council and a satisfactory inspection completed.

Reason: Statutory requirement of the Food Act, 2003

F6	Public Health Act

Any proposed air handling systems, hot-water systems (>60o C), warm-water systems (20o C to 60o C) or water-cooling system proposed to be installed in the subject building shall be installed, operated and maintained in accordance with the requirements of the Public Health (Microbial Control) Regulation, 2000

Should the building contain a water-cooling system or warm-water system (20o C to 60o C), the system must be registered with Council's Development and Environment Division within one month of the building’s completion

Reason: Statutory requirement of Public Health Act

F7	Garbage collection

Garbage bins used to store garbage in the bin rooms shall be collected by private waste collection contractors as needed to prevent any nuisances or threats to public health.

Reason: Council requirement to require compliance with the POEO Act, 1997


PART G: 	NOTES

G1	Following compliance with all relevant conditions of this Development Consent the applicant should apply to Council, with lodgement of the Subdivision Certificate Application and payment of the prescribed fee, for release of the Linen Plan(s) of subdivision, which will be duly released.

G2	The Council Section 7.11/64 Contribution Plans referred to in the conditions of this consent may be viewed without charge at Council’s Civic Administration Building, Church Street, Dubbo between the hours of 9 am and 5 pm, Monday to Friday.  Copies are also available from www.dubbo.nsw.gov.au  

G3	Offensive noise as defined under the Protection of the Environment Operations Act, 1997 shall not be emitted from the proposed development.

G4	Air impurities as defined under the Protection of the Environment Operations Act, 1997 shall not be released or emitted into the atmosphere in a manner which is prejudicial to the health and safety of occupants, the surrounding inhabitants or the environment.

G5	A list of fire safety measures must be submitted with the Construction Certificate application pursuant to Section 9 of the Environmental Planning and Assessment (Development Certification and fire safety) Regulation, 2021. The Regulation prescribes that the information to be submitted must include:
· A list of any existing fire safety measures provided in relation to the land or any existing building on the land; and
· A list of the proposed fire safety measures to be provided in relation to the land and any building on the land as a consequence of the building work.

G6	Details of the disabled facilities (including access paths, toilets, signage and location of any tactile ground surface indicators) need to be adequately detailed on the Construction Certificate application plans to permit assessment and compliance evaluation with the provisions of the Council’s Development Control Plan (where applicable), the Premises Standards and the BCA.  In particular, the submitted details for the proposed disabled and ambulant toilets should include elevations and floor plans of the facilities drawn to a scale of 1:20.  Reference should be made to AS 1428.1, the Access Code under the Premises Standards and AS/NZS 2890.6 regarding specific design parameters.

G7	On completion of the erection of the subject building, the owner of the building is required to submit to the Principal Certifier (PC) a Fire Safety Certificate(s) with respect to each essential fire safety measure installed in association with the building - as listed on the Fire Safety Schedule attached to the Construction Certificate.  Such certificate(s) must be submitted to the PC prior to occupation or use of the subject building.

Copies of the subject Fire Safety Certificate(s) must also be forwarded by the owner to Council (if not the appointed PC) and the Commissioner of Fire and Rescue NSW and displayed within the subject building in a prominent position

G8	The owner of the building is required to submit to Council at least once in each period of 12 months following the completion of the building an Annual Fire Safety Statement(s) with respect to each essential fire safety measure associated with the building.

Copies of the subject Annual Fire Safety Statements must also be forwarded by the owner to the Commissioner of the Fire and Rescue NSW and displayed within the subject building in a prominent position.  In this regard Fire and Rescue NSW has requested that only electronic copies of the statement be forwarded, with their dedicated email address for such Statements being: afss@fire.nsw.gov.au

G9	The proposed fire service comprising sprinklers, hydrants, hose reels and fire brigade booster assembly, must be connected to a separately dedicated metered water service.  Council Policy requires all new fire services to be connected to a separately dedicated metered water service.  No domestic water services are permitted to be branched off from the fire service pipeline and vice versa.

Enquiries concerning specific requirements of the policy, and the provision of a new fire service connection to the subject property, should be referred to Council’s Water Supply and Sewerage Services Branch.

G10	Insufficient details were provided to Council with the Development Application to fully assess the operation of the proposed indoor recreational facility. Before the issue of the building’s Construction Certificate the Developer (or operator of the proposed business) must provide further information to Council’s Water Supply and Sewerage Client Services Coordinator to determine if the activities from the proposed development discharge trade waste to Council’s sewerage system.

If required, a Trade Waste application would need to be completed (accompanied with all required drainage, discharge and capacity details, pre-treatment devices and installation details), and submitted to Council. No effluent will be permitted to be discharged to Council’s sewer until the required Trade Waste Approval has been obtained and all required pre-treatment devices have been installed and passed by Council. 

G11	Mechanical exhaust ventilation conforming to the Building Code of Australia (BCA) is to be provided to the future tenancies. Such exhaust ventilation systems shall be installed as approved by Council and relevant performance requirements of the BCA.

Details demonstrating compliance will need to be submitted to Council with the first occupancy development application for the fitout of any food preparation areas.

G12	The Public Health Regulation 2012 requires all cooling water systems to be managed according to Australian/New Zealand Standard (AS/NZS) 3666 Part 3 (2011 edition). A Legionella Control fact sheet is attached for your information and is also available at https://www.health.nsw.gov.au/environment/factsheets/Pages/legionella-control-new-reqs.aspx

G13	The house numbering for the strata lots will be issued at the Subdivision Certificate stage, please contact Council’s LIS & E-Services Coordinator prior to lodging the application.

G14	The subject property has been identified by the draft Cardno-Willing Flood Study 2012 as being affected by the 1% Annual Exceedance Probability at 263.175m AHD, being approximately 475mm above the proposed ground floor level. You are advised however that the subject flood study is a draft document with no legal standing or guarantee of future adoption as Council Policy.
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