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Executive Summary  

This REF has been prepared to support an approval under Section 68 of the NSW Reconstruction Authority 

Act 2022 (RA Act) for the rebuild of the Richmond River High Campus (RRHC) project. This project would 

otherwise constitute an activity under Part 5 of the Environmental Planning and Assessment Act 1979 (EP&A 

Act) as it would be permissible without development consent under Section 3.37A of the State Environmental 

Planning Policy (Transport and Infrastructure) 2021 (TI SEPP). 

Due to the unprecedented flooding in the Northern Rivers region in 2022 and record-breaking water levels 

affecting several major river systems, the existing RRHC site at Lake Street suffered significant flood 

damage during these flood events. Most of its structures suffered above-floor inundation and thus rendered 

the existing buildings unsuitable for school operations.  

Given the circumstances of the delivery of the project, and the location of the activity within a reconstruction 

area following a disaster that resulted in the declaration of a State emergency, the project will be determined 

by the NSW Reconstruction Authority (RA) under the Ministerial powers of Section 68 of the RA Act. To 

inform the RAôs decision, a óREF styleô report has been prepared to provide an equivalent level of 

assessment to what would be required to support an authorisation under Part 5 (Division 5.1) of the EP&A 

Act.  

This REF has been prepared in accordance with the Guidelines for Division 5.1 Assessments and addendum 

(the Guidelines), and the relevant provisions of the RA Act, the EP&A Act, the Environmental Planning and 

Assessment Regulation 2021 (EP&A Regulation), and the TI SEPP. 

The Site   

The site is located at Dunoon Road, North Lismore and is also known as 163 and 170 Alexandra Parade. It 

comprises of 3 separate lots, has an area of 33.53 hectares and comprises small scale structures including 

two residential farmhouses and associated structures (i.e., pool, carport, sheds). Access to the site is via 

Alexandra Parade, which is Crown land. Alexandra Parade is a local road, and Dunoon Road has a regional 

classification. 

The site consists of relatively flat grassland in the east towards Dunoon Road, rising towards the western 

boundary. The western most portion of the site is characterised by steep terrain is (in part) subject to a slow-

moving landslip. The north-west and south-west corners of the site contain vegetated areas of predominantly 

Camphor Laurel with regenerating dry rainforest. There is a minor, unnamed drainage line traversing the 

northern portion of the site, flowing generally from west to east. 

The eastern extent of the site is affected by flooding, with the peak PMF flood level sitting at 16.94m 

Australian Height Datum (AHD). The western extent of the site is identified as bush fire prone land.  While 

the site is not mapped as comprising biodiversity values, there are areas of significant flora and fauna 

identified on the site. A small patch of primary koala habitat is mapped on the site and there are areas of 

Lowland Rainforest Threatened Ecological Community (TEC) identified on site, as well as forested areas 

providing potential fauna habitat. The site has limited public transport and pedestrian accessibility. There is 

currently no access to cycleways. 

The site is partially underlain by areas considered to have a high risk of slope instability. However, the 

design has been informed by investigations, testing, analysis and an engineered design that responds to the 

geotechnical conditions of the site. 

The study area has high social and aesthetic significance for the local Aboriginal community. It is a 

component of the wider North Lismore cultural landscape and holds specific connections to local Aboriginal 

people in association with Banyam/Baigham, an echidna djurabihl, and Aboriginal objects identified during 

the excavations. However, the Aboriginal objects recovered from test excavation within the study area are of 

low scientific significance in themselves. The study area has no known historical significance. 
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While there is no gas supply available in the area, there are existing sanitary drainage, potable water, 

electricity and telecommunications services available in the vicinity of the site. The site is also located within 

a drinking water catchment. 

The site is within the Obstacle Aircraft buffer 4km area and within an Obstacle Limitation Surface (OLS) area 

set of RL 54.5m AHD OLS for Lismore Airport. The site is not within any Australian Noise Exposure Forecast 

(ANEF) contours for the airport, but there are noise generating uses in proximity to the site, including the 

speedway to the east and industrial uses (such as a concrete batching plant) further south. 

The site is immediately south of the North Lismore Plateau Urban Release Area (NLPURA) and is currently 

in the process of being rezoned to permit the use of the school on the eastern part of the site. The western 

part of the site will be rezoned to reflect the biodiversity integrity of that part of the site, for conservation 

purposes. 

As summarised above, the site is subject to several environmental constraints. However, as will be 

demonstrated in this REF, it is sufficiently sized to enable a development outcome that appropriately 

responds to those constraints. 

The Proposed Activity  

The proposed activity involves the construction of a secondary school and ancillary facilities on the site for 

the purpose of the RRHC rebuild. The existing two farmhouses and a number of other structures onsite will 

be demolished as part of the works. No other works are proposed outside of the schoolôs main footprint, with 

the areas of mapped vegetation, koala habitat, and bushfire prone lands to the western boundary being 

retained.  

The buildings have been designed to sit outside of the relevant asset protection zone to minimise bushfire 

risk, and outside of the areas mapped as high flood risk, to minimise risks and impact from flood events. The 

activity responds to all the relevant site constraints and characteristics identified above in ñthe siteò 

description.  

The proposed new school will accommodate 660 students and 66 full time educations staff, which includes 

three support teaching spaces across the range of buildings on the site, which extend to a maximum of three 

storeys.  

Project Need and Justification  

As noted above, the majority of structures suffered at RRHC were subject to above-floor flood inundation 

and thus rendered the existing buildings unsuitable for school operations. The school was then subsequently 

subject to a fire. 

The NSW Government is committed to rebuilding RRHC. An investigation into the viability of the site has 

confirmed the departmentôs intention to rebuild the school back at an alternative location given the 

devastation that occurred at the former Lake Street site. The school, the activity that is the subject of this 

REF, has been designed to be flood resilient, and to the latest Education Facilities Standards and Guidelines 

(EFSG) and the departmentôs standards. 

Section 4 of this REF includes a more detailed analysis of options considered and project need. 

Permissibility  

If this REF was being prepared under typical circumstances (as development permitted without consent 

under Division 5.1 of the EP&A Act), Section 3.37A of the Transport & Infrastructure SEPP (TI SEPP) would 

normally apply. In order for a project to be subject to this planning approval pathway, a school must not be a 

prohibited land use.  Permissibility can be established either through the land use zoning in the respective 

LEP or pursuant to Section 3.36 of the TI SEPP, which states that development for the purpose of a school 

may be carried out with development consent on land in a prescribed zone. A prescribed zone is defined in 

Section 3.34 of the TI SEPP; however, it does not include the current RU1 zone. Therefore, the school would 
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still be a prohibited use under the TI SEPP. Similarly, a school is prohibited under the Lismore LEP in the 

RU1 zone. 

Typically, a rezoning would be required to enable the land use to be permissible, prior to any approval or 

authorisation being issued. However, a Ministerial Authorisation under Section 68 of the RA Act authorises 

development without the need for a planning application or other approval under the EP&A Act.  Further, 

Section 69 of the RA Act specifies that a Ministerial Authorisation under Section 68 may have effect despite 

any environmental planning instrument or development consent.  In other words, land use permissibility is 

not a precondition to the issue of a Section 68 approval by the RA. 

Despite this, it is the intention of department and the RA to rezone the land. A rezoning package is currently 

being considered by the RA, to rezone the land for special purposes (SP2 Educational Establishment) and a 

mix of conservation lands to reflect the biodiversity value of vegetated areas in the western portion (C2 

Environmental Conservation and C3 Environmental Management). 

Planning Pathway  

Pursuant to Sections 3.37A of the TI SEPP, the proposal would ordinarily be classified as development 

which may be carried out without consent, and subject to assessment and approval pursuant to Division 5.1 

of the EP&A Act. A REF would be prepared to document the findings of the environmental assessment of the 

activity, to determine whether the proposal will have a significant impact on the environment. 

However, as noted earlier, given the importance and urgency of the delivery of this flood recovery rebuild, 

the RA will determine the project pursuant to Section 68 of the RA Act. This REF has been prepared to 

inform the RAôs decision regarding the reconstruction of the school at the site, the risk response to the flood 

affectation of the site and surrounds, the impacts of the proposal and the mitigation measures required to be 

imposed to ensure all impacts are reasonably mitigated or managed. 

Consultation  

The activity has been subject to considerable consultation and engagement with key stakeholders. This 

includes meetings and workshops with Lismore City Council (LCC), Department of Planning, Housing and 

Infrastructure (DPHI), the Department of Climate Change, Energy, the Environment and Water (DCCEEW), 

the State Emergency Service (SES), the Reconstruction Authority (RA), Transport for NSW (TfNSW), 

Heritage NSW, Registered Aboriginal Parties (including a walk on Country), the Government Architect NSW 

(GANSW) School Design Review Panel (SDRP) and the local Community (through workshops, informational 

updates, and project website). A series of cross-government risk workshops were also undertaken in late 

2024/early 2025 to evaluate flood risk relevant to the site and agree an approach to assessment, risk 

mitigation and emergency management. 

Formal consultation regarding the project was undertaken by means of exhibition of this REF and supporting 

documentation. Exhibition was equivalent to the consultation that would ordinarily be undertaken per the TI 

SEPP and having regard to the Stakeholder and community participation plan for new health services 

facilities and schools (DPHI, October 2024) (SCPP DPHI) and the Stakeholder and Community participation 

plan for new schools and major school upgrade projects undertaken under Division 5.1 of the EP&A Act 

1979 (Department of Education, October 2024) (SCPP DoE). 

The department facilitated the community consultation and statutory agency notifications on behalf of the 

RA. The REF and all accompanying documentation were publicly exhibited on the NSW Planning Portal 

between 25 July 2025 and 21 August 2025. In this period, no public submissions were received, and one 

agency submission was received. The public authority that made a submission was TfNSW.  

Responses received during the exhibition period have been considered and responded to in Section 6.2 of 

this REF. 
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Environmental Impacts  

An environmental assessment has been undertaken to consider whether the activity is likely to significantly 

affect the environment. The assessment has also included assessment of: 

¶ Whether there are likely to be impacts to matters of national significance under the EPBC Act.  

¶ Whether a species impact statement would be required under the Biodiversity Conservation Act 2016.  

This REF has found that the key potential environmental impacts associated with the activity include:  

¶ Flooding ï Portions of the site are located within multiple flood risk zones, with flood modelling showing 

significant inundation during major events.  In response, the proposed school buildings are designed 

with finished floor levels above the probable maximum flood (PMF) plus freeboard to mitigate risk. 

Comprehensive flood mitigation measures include diversion channels, detention basins, and stormwater 

infrastructure, which have been incorporated alongside a Flood Emergency Response Plan (FERP) that 

outlines evacuation procedures, shelter-in-place strategies, and clear communication protocols 

coordinated with State Emergency Service (SES). Ongoing training, monitoring, and emergency 

preparedness will ensure that flood risk to the school and its users is managed to an acceptable level. 

¶ Bushfire ï A Bushfire Hazard Assessment (BHA) confirmed that all proposed school buildings are sited 

outside the required 38m Asset Protection Zone (APZ) and will be constructed to BAL-19 standards in 

accordance with Planning for Bushfire Protection 2019 and AS3959-2018. The design includes 

appropriate landscaping, non-combustible fencing, emergency vehicle access, and a firefighting water 

supply exceeding requirements to effectively manage bushfire risk. Ongoing compliance and 

operational preparedness will be ensured through detailed design, construction specifications, and a 

Bushfire Emergency Management and Evacuation Plan prior to occupation. 

¶ Ecology and Biodiversity  ï The Arboricultural Impact Assessment (AIA) identified the need to remove 

20 trees, mostly weed species or low retention value vegetation, with mitigation measures in place to 

protect retained trees and enhance canopy cover by planting new trees. The Biodiversity Assessment 

Report (BAR) found four vulnerable threatened flora species onsite and potential koala habitat, but no 

significant impact on threatened fauna or ecological communities is expected due to the activityôs 

location within cleared pastureland and retention of key vegetation areas. Overall, the project is unlikely 

to significantly affect biodiversity values or require further detailed biodiversity approvals, provided 

recommended mitigation measures are implemented. 

¶ Traffic, Access and Parking  ï The schoolôs access, parking, and internal circulation, including a new 

Dunoon Road intersection, are designed to operate safely and efficiently without adverse impacts on the 

local road network. Forecasted 2027 traffic volumes show that key intersections will continue to perform 

well, with no mitigation required. The accompanying School Transport Plan promotes sustainable travel 

modes and includes ongoing monitoring, management, and stakeholder engagement to support safe 

and efficient school access. 

¶ Noise and Vibration  ï With recommended mitigation measures including mechanical plant acoustic 

treatments, controlled PA system use, and a Construction Noise and Vibration Management Plan, the 

activity (in both construction and during operation) is expected to comply with relevant noise criteria. 

Overall, the project will not result in significant adverse noise or vibration effects on the surrounding 

environment or school amenity. 

¶ Soils and Geology ï The site is not located within an acid sulfate soil risk area and no indicators of 

salinity or acid sulfate soils were observed; therefore, no management plans are required. Geotechnical 

investigations identified slope instability in the north-west and highly reactive, fissured clays across the 

site, requiring careful excavation design, deep piling for foundations, and site-specific retention systems. 

Subject to further design development and implementation of the recommended mitigation measures, 

the site is considered suitable for the proposed development. 

¶ Surface Water and Groundwater ï The Supplementary Groundwater and Surface Water Impact 

Assessment found that while groundwater and surface water quality showed some elevated levels of 

manganese, selenium, and microorganisms, these pose low risk and can be managed with mitigation 
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measures such as treatment prior to discharge. The stormwater design, including on-site detention 

tanks and water quality treatment devices, meets Councilôs discharge and pollutant reduction targets, 

ensuring no significant environmental impact if mitigation measures are implemented. 

¶ Contamination ï The Supplementary Investigation (SI) confirmed the site is suitable for the proposed 

development from a contamination perspective, with no significant or widespread contamination 

detected and all soils classified as Virgin Excavated Natural Material (VENM). Whilst the potential for 

asbestos and other contaminants is considered low, an unexpected finds protocol is recommended as a 

precaution due to historical land uses and some sampling limitations. 

¶ Hazardous Building Materials ï The Hazardous Building Materials (HBM) assessment identified 

various hazardous materials, including friable and non-friable asbestos, lead-based paint, synthetic 

mineral fibres, and potential polychlorinated biphenyls (PCB), with two friable items posing a high risk. 

With appropriate mitigation, primarily the removal of all hazardous materials likely to be disturbed before 

demolition the works are not expected to have a significant environmental impact. 

¶ Waste Management  ï The Waste Management Plan (WMP) prioritises waste avoidance, minimisation, 

and recycling throughout demolition, construction, and operation of the school, with hazardous materials 

like asbestos managed in accordance with Environmental Protection Authority (EPA) guidelines. Waste 

generated during operations will be efficiently handled through clearly defined responsibilities, adequate 

waste storage, and regular monitoring, ensuring minimal environmental or health impacts when 

mitigation measures are implemented. 

¶ Aboriginal Heritage  ï The Aboriginal Cultural Heritage Assessment Report (ACHAR) found that the 

site holds high cultural significance for the Widjabul Wia-bal people due to its connection with the 

echidna djurabihl and broader ceremonial landscape. Whilst no further excavation is required, an 

Aboriginal Heritage Impact Permit (AHIP) is recommended to manage and protect known and potential 

Aboriginal objects, with mitigation measures ensuring no significant impacts under the EP&A Act. 

¶ Visual Impact  ï The Visual Impact Assessment (VIA) concludes that views rated as moderate or low 

impact have been carefully addressed through design, with extended setbacks and a detailed 

landscaping plan proposed. The mitigation measures provided ensure that any visual effects will be 

localised and have minimal impact on the broader surrounding area, particularly in the context of the 

transitioning character of the locality as the urban release area in the North Lismore Plateau is 

developed. 

¶ Social impact  ï The Social Impact Assessment (SIA) found that the rebuild of RRHC will deliver very 

high positive social outcomes, particularly through improved education infrastructure, stronger 

community cohesion, enhanced First Nations engagement, and increased flood resilience. While minor 

impacts such as traffic may occur, these can be effectively mitigated/managed, and the overall project is 

expected to significantly benefit the school community and broader Lismore region. 

Standard and bespoke mitigation measures have been identified for the activity, to ensure it is constructed 

and operated in a manner that does not adversely affect the amenity of the locality or the environment. 

Those mitigation measures can be found in Appendix 1. 

Other impacts have been considered as detailed in this REF. 

Other Approvals Required  

Section 68 of the RA Act states that the Minister may authorise the undertaking of development without an 

approval or assessment under the EP&A Act and without consent from any person. Unless the Ministerial 

authorisation explicitly states that another Act or statutory instrument does not apply, other approvals may be 

required under other NSW legislation. For this project, approval under Section 138 of the Roads Act 1993 for 

the new driveway to the site and off-site transport improvements is not required to be obtained by a public 

authority, such as the department. However, landownersô consent will be required from TfNSW prior to 

undertaking the works given the land is within its ownership.  

Based on the excavation requirements for the activity, temporary dewatering during construction will likely be 

required, as will the requisite approvals from the relevant agency under the Water Management Act 2000. 
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Separate consent may be required from LCC, under Section 68 of the Local Government Act for stormwater 

drainage work (Part B of Section 68). 

Through a process of archaeological test excavations, and field surveys, the ACHAR has confirmed that the 

RRHC site area contains Aboriginal objects. Provisions under Section 90 of the National Parks and Wildlife 

Act 1974 (NPW Act) require an application for an Aboriginal Heritage Impact Permit (AHIP) that allows harm 

to identified Aboriginal objects.  

Justification and Conclusion  

Based on the environmental assessment undertaken as part of this REF, it has been determined that the 

proposal will not result in any significant or long-term detrimental impacts. The potential impacts identified 

can be reasonably mitigated and where necessary managed through the adoption of suitable site practices 

and adherence to accepted industry standards. 

The environmental impacts of the proposal are not likely to be significant. Therefore, if this project had 

proceeded as a Part 5 activity, an Environmental Impact Statement would not be required to be furnished to 

the department prior to approval of the activity. Further, the proposal will not have any effect on Matters of 

National Environmental Significance and approval of the Activity under the Commonwealth EPBC Act is not 

required. 

On this basis, it is recommended that the RA approve the proposal in accordance with Section 68 of the RA 

Act, and subject to the adoption and implementation of mitigation measures identified within this REF. 

  



 

Review of Environmental Factors 7 
 

1. Introduction  

The department proposes to relocate and rebuild the Richmond River High Campus (the activity) at the site. 

This REF will demonstrate that the new school buildings have been sited and designed to respond to the 

specific constraints and site conditions, and the surrounding area.  

This REF has been prepared by Gyde on behalf of the department to evaluate the environmental impacts of 

the proposed activity. The purpose of this REF is to describe the activity, examine and take into account all 

matters affecting or likely to affect the environment and to detail protective measures to be implemented to 

mitigate impacts. 

For the purpose of these works, the department is the proponent, and the Reconstruction Authority (RA) is 

the approval authority under Section 68 of the NSW Reconstruction Authority Act 2022. This REF will assist 

the RA in itôs determination of the proposed activity.  

Under typical circumstances, the proposed activity would be categorised as a new government school ï 

development permitted without consent pursuant to Section 3.37A of the TI SEPP, as it would meet all the 

following requirements (subject to gazettal of the rezoning): 

(1)  Development for the purposes of a government school may be carried out by or on behalf of a 

public authority without consent on landð 

(a)  in a prescribed zone, and 

(b)  on which there is no existing or approved school. 

(2)  A building resulting from development carried out on land under this section must not have a 

height of more than the greater ofð 

(a)  the maximum height permitted for a building under an environmental planning instrument 

applying to the land, and 

(b)  4 storeys. 

As part of the broader scope of works associated with the rebuild, the department will be undertaking minor 

ancillary public domain improvements including at the proposed intersection of the site with Dunoon Road. 

These improvements are entirely ancillary to the activity.  

A detailed description of the proposed activity and assessment of the associated environmental impacts 

have been documented in this REF in the accordance with the Guidelines for Division 5.1 Assessments 

(DPE June 2022), Guidelines for Division 5.1 assessments - consideration of environmental factors for 

hospital and school activities Addendum (DPHI October 2024), EP&A Act, the EP&A Regulation, and the 

Commonwealth Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act). 

The assessment contained within the REF has been prepared having regard to: 

¶ Whether the proposed activity is likely to have a significant impact on the environment and therefore the 

necessity for an EIS to be prepared and separate approval to be sought from the Minister for Planning 

and Public Spaces under Part 5 of the EP&A Act; and 

¶ The potential for the activity to significantly impact Matters of National Environmental Significance 

(MNES) on Commonwealth land and the need to make a referral to the Australian Government 

Department of Environment and Energy for a decision by the commonwealth minister for the 

Environment on whether assessment and approval is required under the EPBC Act.  

The REF addresses the requirements of Section 5.5 of the EP&A Act, which requires the department to 

examine, and take into account to the fullest extent possible, all matters affecting, or likely to affect, the 

environment by reason of the proposed activity. 
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2. The Site and Proposed Activity  

2.1 The Site and Surrounds  

The site is located at 163 and 170 Alexandra Parade, North Lismore, refer to Figure 1. The site is in in the 

Lismore City Local Government Area (LGA) and under the planning jurisdiction of Lismore City Council. The 

site is comprised of three allotments with a combined area of approximately 33.53 hectares. The site is 

legally described as: 

¶ Lot 1 in DP 376007. 

¶ Lot 1 in DP 539012. 

¶ Lot 2 in DP 539012. 

The site is directly bound by Dunoon Road to the east and Alexandra Parade to the south. To the north is 

rural land and to the west is a densely vegetated hill. The site has a primary frontage to a Regional classified 

road, being Dunoon Road. The secondary frontage is to Alexandra Parade which is a local classified road 

and Crown land. The site is currently accessible via Alexandra Parade. 

The site is sparsely vegetated and is currently used for rural residential purposes.  There are two existing 

farmhouses on the site in the south-eastern corner, which are both accessible via Alexandra Parade. Both 

farmhouses are single storey with a pitched roof. There are also several shed structures on the site that 

appear to be associated with the rural residential uses.   

Vehicular access to the site from Alexandra Parade comprises a mix of bitumen and gravel roadways.  

An aerial image of the subject site is shown below.  

 

Figure  1 Aerial view of the site outlined in red (Source: Nearmap)  

2.1.1 Surrounding Locality  

The site is located in North Lismore, approximately 3km north-west of the main township of Lismore and 

directly west of Lismore Showground. Lismore is located in the North Rivers region of NSW, approximately 

200km of Brisbane and 734km north of Sydney.  The Lismore City LGA is the traditional home of the 

Widjabul Wia-bal people of the Bundjalung Nation.  
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North Lismore is in the Richmond River catchment at the confluence point of Leycester Creek and Wilson 

Creek. Lismore and the surrounding area have experienced several extreme flooding events, including 

significant impacts from the 2022 floods.  

 

Figure 2 Regional context of the site (red star) in the North Lismore suburb (Source: Lismore City Council IntraMaps)  

 

 

Figure  3 Aerial image of the site (outlined in red) in the context of the North Lismore suburb (Source: Nearmap)  
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The surrounding area is generally rural in nature, consisting of a mix of rural residential properties to the 

north, stockyards and small-scale industry including a Boral Concrete batching plant to the south, Lismore 

Showground, go-kart club, Lismore Farmers Market to the east, and rural bushland and a quarry to the west. 

It is noted within the Chapter 10 of the Lismore Development Control Plan 2012 (LDCP), that the adjacent 

quarry is disused, not currently operational. It is located in the North Lismore Plateau Urban Release Area 

(NLPURA) and is mapped as being a potential park/open space venue for recreational activities. This is 

further detailed below.  

There are no existing educational establishments within close proximity to the site. There are a number of 

these located further southwest and within the boundaries of the North Lismore suburb or just on the 

outskirts. The following educational establishments are located within the wider Lismore area, though not 

immediate near to the site:  

¶ Lismore South Public School 

¶ Lismore Public School 

¶ Lismore Heights Public School 

¶ Lismore High School 

¶ Wyrallah Road Public School 

¶ Goonellabah Public School 

¶ Wilson Park School 

¶ Albert Park Public School 

¶ St Carthageôs Primary School  

¶ Trinity Catholic College Lismore 

¶ Blue Hills College Lismore 

¶ Our Lady Help of Christianôs Primary School 

¶ Summerland Christian College 

¶ St Johnôs College Woodlawn 

¶ Vistara Primary School 

¶ Bexhill Primary School 

¶ Caniaba Public School 

2.1.2 Planning Context 

Pursuant to the Lismore Local Environmental Plan 2012 (LLEP) the site and surrounding areas are zoned as 

follows: 

¶ The Site ï currently zoned RU1 Primary Production, however it is intended to be rezoned by the RA as 

SP2 Educational Establishment (school footprint), C2 Environmental Conservation, and C3 

Environmental Management. This process (rezoning) is currently underway. Refer to Section 5.1 of this 

REF for further discussion. Note the figure overleaf reflects the current zoning and not the intended 

future zoning that is currently under consideration by the RA. 

¶ North ï mix of E1 Local Centre, R1 General Residential and C3 ï Environmental Management 

¶ South ï RU1 Primary Production immediately south, then E4 ï General Industrial 

¶ East ï RE2 Private Recreation and RE1 Public Recreation 

¶ West ï C3 Environmental Management, R1 General Residential and C2 Environmental Conservation 
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Figure  4 Current l and use zoning of surrounding area (prior to RA Rezoning)  (Source: NSW Planning Portal Spatial 
Viewer)  

Whilst the area is currently general rural and relatively undeveloped (particularly to the north), this area is 

marked as a significant greenfield area in transition. Lands to the north and further west are identified as an 

urban release area with much of the land zoned for general residential purposes. 

The site is located directly south of an area that is identified as the NLPURA which under Chapter 10 of the 

LDCP, will be subject to future growth and a new residential community. The Urban Release Area (URA) is 

outlined in Figure 5 with the subject site outlined in the heavy red dashed line. The URA will see the overall 

area transition from predominantly rural to largely urban and residential.  
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Figure  5 Extract of the North Lismore Plateau URA with the subject site outlined in red (Source: Chapter 10 of the LDCP)  
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2.1.3 Site Constraints and Opportunities  

Table 1 Site considerations and constraints  

Matter  Applies?  Source  Description  

Crown Land  No  NSW Planning 
Portal Spatial 
Viewer  

The site is adjacent to Crown land along Alexandra Parade. 
No works are proposed on this Crown land.  

 

Figure  6 Crown land surrounding the subject site (outlined in red) 
(Source: NSW Planning Portal Spatial Viewer)  

Significant 
Farmland / 
Biophysical 
Strategic 
Agricultural 
Land 

Yes NSW Planning 
Portal Spatial 
Viewer 

The site is (in part) mapped by Council as comprising 
Regionally Significant Farmland. Further, the site is (in part) 
mapped as comprising Biophysical Strategic Agricultural 
Land. Strategic planning policies and Councilôs DCP 
support protection of strategic and important 
agricultural/farmland. Other non-agricultural development 
may be supported if it does not fragment, alienate such 
lands and providing the development does not cause any 
land use conflict with surrounding agricultural land.  

 

Figure  7 Biophysical Strategic Agricultural land mapping (Source: 
NSW Planning Portal Spatial Viewer)  

However, while there is strategic basis for this, the maps for 
this area and the agricultural uses are now out of date 
following the rezoning of the NLP. Furthermore, the site is 
adjacent to the planned URA to the north and west that will 
all be urban land in the future. The site is the only land that 
will not be absorbed by the URA.  

As RRHC offers agricultural learning opportunities, there 
will be agricultural plots and associated activities by the 
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Matter  Applies?  Source  Description  

school to support the agricultural aspect of the curriculum. 
Therefore, in terms of compatibility of use, a school with 
supporting agricultural function will be more compatible with 
future urban uses than would be sole primary production 
uses on the site. It is not envisaged that the development 
will fragment, or alienate the lands, nor will it cause any 
land use conflict with surrounding agricultural lands. 

Hydrology 
and 
Groundwater 

Yes  Supplementar
y Surface and 
Groundwater 
Impact 
Assessment 
(Appendix 33)    

The site is not mapped as being subject to groundwater 
vulnerability.  

 

Figure  8 Groundwater vulnerability map (Source: NSW Planning 
Portal Spatial Viewer)  

Subsurface conditions at the site are expected to consist of 
variable soils, including alluvial soils. Groundwater is 
anticipated to fall generally toward the southeast of the site 
overall. Groundwater flows locally in the vicinity of the 
hillside (western part of the site) are expected to align with 
the siteôs topography. 

Groundwater dependent ecosystems are not present 
onsite. Inflow dependent ecosystems were not identified 
onsite or within 500m radius of the site. The site is not listed 
under the Ramsar Wetlands Register.  

Flooding Yes Flood Impact 
Risk 
Assessment 
(Appendix 29) 

Section 10.7 
Planning 
Certificates 

Flood Prone 
Lands DCP   

 

Lismore is in one of the most flood-prone urban areas in 
Australia, characterised by its geographical location at the 
junction of two major streams; Leycester Creek and 
Wilsons River.  

The Wilsons River and Leycester Creek, fed by numerous 
major creeks, converge in the vicinity of Lismore. Major 
flooding events can arise from increased water levels in 
either the Wilsons River or Leycester Creek. Significant 
flooding may also occur when both watercourses 
experience flooding simultaneously. There are several 
significant hydraulic controls within the Lismore floodplain, 
including the South Lismore Levee, CBD Levee, Gasworks 
Creek floodgates, Hollingworth Creek floodgates, Bruxner 
Highway, and the railway embankment. North Lismore is a 
low flood island that is not protected by any of these 
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Matter  Applies?  Source  Description  

hydraulic controls, which are situated in South and Central 
Lismore.  

The most severe recorded flood in Lismore occurred on 
February 28, 2022, with the flood level at the Rowing Club 
Gauge on the Wilsons River peaking at 14.4m AHD. Prior 
to this event, the record stood at 12.11m AHD, a height 
reached during floods in February 1954 and March 1974. 
Additionally, the flood in March 2017 reached a level of 11.6 
m AHD. 

Portions of the site are located within the following flood risk 
zones as set out in the LDCP; Flood Fringe Area and Low 
Flood Risk Area.  Refer to figure 9 below. 

 

Figure  9 Major streams and hydraulic controls in the vicinity of the 
site (Source: Flood Impact and Risk Assessment)  

The eastern part of the site is identified as a low to extreme 
flood risk area as identified in the Flood Prone Lands 
Development Control Plan (FPLDCP). The Section 10.7 
Planning Certificates identify the site as óland identified as 
being located between the flood planning area and the 
probable maximum flood and subject to flood related 
development controlsô.  
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Matter  Applies?  Source  Description  

Figure  10 Flood Risk Precincts Map, approximate site location 
outlined in red (Source: Flood Prone Lands Development 
Control Plan)  

Drinking 
Water 
Catchment  

Yes LLEP  

NSW Planning 
Portal Spatial 
Viewer  

The site is located within a drinking water catchment 
pursuant to Clause 6.4 of the LLEP. The drinking catchment 
is not a regulated catchment as per 171A of the EP&A Act 
(Sydney Drinking Water Catchment, Georges River 
Catchment, Sydney Harbour Catchment, and the 
Hawkesbury-Nepean Catchment).  

 

Figure  11 Drinking Water Catchment Mapping (Source: NSW 
Planning Portal Spatial Viewer)  

Aboriginal 
Cultural 
Heritage  

Yes Aboriginal 
Cultural 
Heritage 
Assessment 
Report 
(Appendix 23)  

There are no Aboriginal Heritage Information Management 
System (AHIMS) sites located within the site area, but there 
are 8 sites located within 1km of the site (the majority of 
which are artefact sites).  

 

Figure  12 AHIMS search results for the landscape surrounding the 
study area (Source: ACHAR)  
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Matter  Applies?  Source  Description  

 

Figure  13 Details of AHIMS search results (Source: ACHAR)  

There are no EPI recorded sites of Aboriginal Cultural 
Heritage Significance on the subject site. 

The area has very high cultural significance to the local 
Aboriginal people, particularly the Widjabul Wia-bal People, 
as part of the wider cultural landscape, and the Bundjalung 
Nation. 

The project area is located within the boundary of the 
determined Widjabul Wia-bal Native Title determination 
area, and Indigenous Land Use Agreement (ILUA).  

The site is located adjacent to the Lismore Showground, 
which was traditionally used as a Wandarahn (Bora Ring) 
by the Widjabul Wia-bal people, which was a ceremonial 
meeting space. 

It was identified at the site was highly culturally significant 
due to its association with nearby ceremonial and 
significant sites in Widjabul Wia-balôs cultural landscape. 
The southern spur was noted as the ósnoutô of the echidna, 
associated with the nearby djurabihl site.  

Non-
Aboriginal 
Heritage 

No Statement of 
Heritage 
Impact 
(Appendix 25) 

The site is not listed as a local heritage item under the 
LLEP, or a state listed heritage item under the Heritage Act 
1977. The site is located within proximity to the following 
heritage items:  

Lismore Railway Underbridges (SHR #01044). Also listed 
as an Archaeological Site, Railway Viaduct, Alexandra 
Parade (LEP A7, State Significance). 

Richmond River High School (LEP #I92, Local 
Significance). Also listed as Richmond River High School 
(S170 #4640357). 

Richmond River High School Grounds (LEP #I30186, Local 
Significance).  
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Matter  Applies?  Source  Description  

 

Figure  14 Heritage items in the vicinity of the subject site (Source: 
NSW Planning Portal Spatial Viewer)  

Acid Sulfate 
Soils 

No Supplementar
y Salinity and 
Acid Sulfate 
Soil 
Assessment & 
Salinity 
Management 
Plan 

(Appendix 
30.1) 

The site is not mapped as being affected by Acid Sulfate 
Soils (Class 5) pursuant to Clause 6.1 of the LLEP. 

 

Figure  15 Acid sulfate soils (Source: NSW Planning Portal Spatial 
Viewer)  

Salinity  No Supplementar
y Salinity and 
Acid Sulfate 
Soil 
Assessment & 
Salinity 
Management 
Plan 

(Appendix 
30.1) 

There was no dryland salinity national assessment data for 
the site. 

Geotechnical 
and 
Contaminatio
n  

Yes Supplementar
y 
Contamination 
Investigation 
(Appendix 30) 

Further 
Geotechnical 
Investigation 
(Appendix 18) 

The site is partially underlain by areas considered to have a 
high risk of slope instability. The northern portion of the site 
has undergone recent landslide movement. There are 
numerous surface indications of slumping and flow slides 
within the western portion of the site, particularly in the 
steeply sloping areas, with dense bushland located 
immediately upslope. The farm dam is located on an active 
landslide, as inferred from the above-mentioned surface 
indications of slumping and flow slides. The side slopes of 
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Matter  Applies?  Source  Description  

the spur over the central portion of the site typically sloped 
down to the north, west and south, at approximately 10° 
from a gently sloping crest area to the relatively flat flood 
plain below. 

The site surrounds are subject to historic agricultural 
activities. Potential risks of contamination are present in the 
existing farmhouses onsite and hazardous buildings 
materials, pesticides and agricultural uses, and historic fill 
material.  

Asbestos Yes  Hazardous 
Building 
Materials 
Assessment 
(Appendix 31) 

The two existing buildings on site are due for demolition to 
accommodate the proposed activity. Hazardous building 
materials may be present as a result of former building and 
demolition activities and in the existing buildings/structures 
on the site. 

Bushfire Yes Bushfire 
Hazard 
Assessment 
(Appendix 28) 

The western extent of the site is identified as bush fire 
prone land, comprising Vegetation Category 1, Vegetation 
Category 2, and Vegetation Buffer. 

 

Figure  16 Bushfire Mapping affecting the site (Source: Bushfire 
Hazards Assessment)  

Vegetation  Yes Arboricultural 
Impact 
Assessment 
(Appendix 27) 

The site contains scattered trees, particularly within the 
southern portion. The density of landscape coverage 
increases towards the western boundary of the site, noting 
that further west of the site is an extensive area of 
bushland/vegetation. 

The site has been historically cleared and used for cattle 
grazing. In general terms, it comprises a mixture of exotic 
and, to a lesser extent, native grass species, making up a 
pasture grass complex. In the western portion of the site, 
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Matter  Applies?  Source  Description  

areas of Camphor Laurel (Cinnamomum camphora) and 
Large-leaved Privet (Ligustrum lucidum) provide habitat for 
early regenerating pioneer subtropical rainforest species. 
Exotic and native paddock trees occur scattered throughout 
the site, including Forest Red Gum (Eucalyptus 
tereticornis), which occurs in the southern portion of the site 
outside the proposal footprint.  

Four threatened flora species were detected onsite, these 
species are listed as vulnerable under the Biodiversity 
Conservation Act 2016 (BC Act) and the Environment 
Protection and Biodiversity Conservation Act 1999 (EPBC 
Act): 

¶ Hairy Jointgrass.(Arthraxon hispidus). 

¶ Thorny Pea (Pedleya acanthocladum).  

¶ Arrow-head Vine (Tinospora tinosporoides). 

¶ Durobby (Syzygium moorei). 

 

 

Figure  17 Vegetation Mapping (Source: Biodiversity Assessment 
Report)  

Koala 
Habitat 

 Biodiversity 
Assessment 

A small patch of mapped Primary Koala Habitat occurs to 
the southwest of the site. The western boundary 
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Matter  Applies?  Source  Description  

Report 
(Appendix 26) 

encompasses vegetation that is mapped as óUnknown 
Koala Habitatô.  

 

Figure  18 Koala Habitat Mapping (Source: Biodiversity Assessment 
Report)  

Biodiversity   Biodiversity 
Assessment 
Report 
(Appendix 26) 

The NSW Biodiversity Values (BV) Map identifies land with 
high biodiversity value particularly sensitive to impacts from 
development. No areas of BV mapping occur on or in 
proximity to the site. 
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Matter  Applies?  Source  Description  

Figure  19 Biodiversity Values Map (Source: NSW Planning Portal 
Spatial Viewer)  

Aviation  Yes LLEP  

LDCP  

Due to its proximity to Lismore Airport, the site is within the 
Obstacle Aircraft buffer 4km area and within an Obstacle 
Limitation Surface (OLS) area set of RL 54.5m AHD OLS. 
Therefore, the development restrictions set out in LDCP 
apply to the site. The controls require that developments 
above RL 54.5m AHD obtain approval from the Civil 
Aviation Safety Authority (CASA). It is subject to the inner 
horizontal surface classification and a maximum height of 
RL 54.5m AHD before the airspace is considered to be 
ópenetratedô.  

 

Figure  20 Lismore Aircr aft Obstacle  Buffer Mapping (Source: 
Lismore City Council IntraMaps)  

The site is not affected by any ANEF contours for the 
airport.  

 

Figure  21 Lismore Airport ANEF Mapping (Source: Lismore City 
Council IntraMaps)  

Infrastructure 
ï Services  

Yes Building 
Services 
Infrastructure 
Report 
(Appendix 10) 

Electricity ï At this site location, there is an overhead 
network located approximately 330m to the south from the 
proposed school building location. There is existing 11kV 
(3-phase) Essential Energy network, and this is located 
within the road reserve at the intersection of Dunoon Road 
and Alexandra Parade. The existing 11kV network extends 
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Matter  Applies?  Source  Description  

Survey Plans 
(Appendix 06) 

toward north-west from the intersection into property that 
has a pole mounted substation 6527 installed, and this 
supports two connections.  

Importantly, there is no authority electricity network 
between the intersection at Alexandra Parade and the site.  

Telecommunications ï The site currently has an existing 
underground communications network in Dunoon Road, 
Alexandra Parade and Lake Street. From the Dial Before 
You Dig enquiry, the providers supplying the area are 
Telstra, NBN and Optus.   

Potable Cold Water - There is an existing Utility 50mm 
water main which reticulates in Dunoon Road and there is 
an existing utility 100mm PVC water main which reticulates 
in Alexandra Parade. There is no existing water connection 
to the site that will be of a sufficient capacity to serve either 
the fire water or domestic water systems.  

Gas ï there is no existing gas supply in the area. 

Sanitary Drainage ï There is an existing utility Sewer Main 
on the near side of Dunoon Road and there is an existing 
utility Sewer Main in Alexandra Parade on the Eastern side 
of Dunoon Road, but there is no Sewer Main present in 
Alexandra Parade on the Western side on the Western side 
of Dunoon Road. There is no sewer connection to the site 
from the sewer main in Dunoon Road.  

Stormwater ï The site currently has no stormwater 
infrastructure on site. The site drains to the east and off-site 
via drainage culverts under Dunoon Road.   

Infrastructure 
ï Transport  

Yes Transport and 
Accessibility 
Impact 
Assessment 
(Appendix 20) 

There is currently limited transport infrastructure on the 
site/surrounding it. The closest bus stop is located 
approximately 800m south of the site on Tweed Street and 
is serviced by bus route 650 which travels between Nimbin 
and Lismore. 

The site is located approximately 200 metres north-west of 
a rail corridor, however, direct access to Lismore train 
station is limited. The approximate journey from the station 
to the site is 2.5km (33-minute walking/9-minute cycling 
time), and safe footpath access is only in place along 
Bridge Street, ending south of the Bridge Street/Pitt Street 
intersection and approximately 1km from the site. There is 
also currently no cycle path infrastructure in place along 
Dunoon Road accessible to the site.  
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3. The Proposed Activity  

3.1 Overview  

The proposed activity comprises the relocation and rebuild of the Richmond River High Campus from its 

existing temporary location alongside The Rivers Secondary College Lismore High Campus at East Lismore 

to the site at 163 and 170 Alexandra Parade, North Lismore.  

The school will be delivered in one stage. A detailed description of the proposal is as follows:  

1. Demolition of existing features including existing buildings, cattle drinking well, cattle sheds, and wire 

fencing, and removal of trees to accommodate school development.   

2. Construction of new 3 storey buildings on the southeastern portion of the site for the proposed public 

secondary school including:  

a. General and Specialist Learning Spaces, and Workshops. 

b. Administration, and Staff facilities. 

c. Library, Hall, and Movement Studio. 

d. Construction, Hospitality, and Agricultural Learning Facilities.  

e. Amenity, Plant, Circulation, and Storage areas.  

f. Outdoor Learning Spaces and play spaces.  

3. Landscaping including tree planting.  

4. Internal access and transport works comprising:  

a. Access road off Dunoon Road, comprising a separate shared bicycle/pedestrian pathway, and 

internal access roundabout. 

b. Kiss and ride drop-off and pick up zones.  

c. Bus transport arrangements with a separate bus zone. 

5. Outdoor spaces including assembly zones, agricultural spaces, sports fields, games courts, yarning 

and dancing circles, seating and shade structures.  

6. On-site carparking, including accessible spaces and provision for EV charging spaces. 

The figures below demonstrate the overall site plan, ground floor, level 1 and level 2 plans as proposed. 

Please refer to the Architectural Drawings at Appendix 03 for full details.  
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Figure  22 Overall site plan (Source: EJE)  

 

Figure  23 Extract showing ground floor plan of proposed buildings (Source: EJE)  
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Figure  24 Level 1 (left) and Level 2 (right) floor plans (Source: EJE)  

A detailed description of the works associated with the proposed activity is provided in Table 2 and the 

sections below. The design and layout of the proposed school buildings provides opportunities for minor 

amendments at detailed design stage. Flexible and modular learning spaces, which are aligned with 

standardised hub layouts and the School Infrastructure NSW (SINSW) Pattern Book template, support future 

reconfiguration. 

Staff feedback received during the community information session (further details provided in Table 13 in 

Section 6.2) identified the need to investigate the relocation of the performing arts studio from the ground 

floor of Building A to a more suitable location (i.e. Level 2 of Building D).  

Due to the standard hub layout which aligns with the Pattern Book template, there is scope at detailed 

design stage to make changes to the layouts without any consequential environmental impact occurring.  

Table 2 Summary of the activity  

Project Element  Description  

Total Site Area  33.53 hectares  

Activity Area  12.07 hectares  

Project Name  Richmond River High Campus 

Activity Use The site will be used primarily for the purposes of an 
educational establishment; however, the western portion of 
the site does not form part of the high school. The two key 
areas and their use is outlined as follows:  

¶ Activity Area ï Educational Establishment comprising a 
high school to be located on the eastern portion of the 
site 
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Project Element  Description  

¶ Densely Vegetated area ï Densely vegetated area 
located in the western portion of the site which consists 
of native vegetation, which will be retained as part of the 
activity.  

Breakdown of Building Use  Building A  

126sqm undercroft, administration offices, staff areas, 
student reception, general learnings spaces (GLS), 
performing arts GLS and workshops, multi-purpose and 
learning commons, 401sqm library, study areas and 
computer learning. 

As discussed above there is scope to relocate the 
performing arts GLS and workshop at detailed design stage, 
elsewhere within the school development.  

 Building B  

603sqm hall/basketball court, 213sqm movement studio and 
theatre, 721sqm covered outdoor learning area (COLA), 
storage and equipment areas, changing rooms and 
showers, canteen and servery, first aid room, main comms 
and switch room. 

 Building C  

Physical education GLS and lab, support learning spaces 
and common areas, Vocational Education and Training 
(VET) hospitality kitchen and bistro, food tech GLS, science 
GLS and labs, open air plant and comms.  

 Building D  

Outdoor covered workshop and learning commons, metal 
and wood GLS and workshop, VET construction workshop, 
visual arts GLS, GLS, staff study, and multi-purpose and 
learning commons. 

 Building E  

173sqm agricultural man space, storage and equipment, 
agricultural office, and 40sqm waste room.  

Student and Staff Numbers  660 students 

66 FTE staff  

3 support staff  

Car Parking and Bicycle Spaces  117 standard car parking spaces 

9 EV car parking spaces  

4 accessible car parking spaces 

80 bicycle parking spaces  

Kiss and Ride Drop off Zone  20 spaces 

Bus Zone 77.5m to accommodate four buses. 

Height of Buildings  Building A ï 13.40 metres. 

Building B ï 11.20 metres. 

Building C ï 13.40 metres. 

Building D ï 13.40 metres. 

Building E ï 5.50 metres.  
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Project Element  Description  

Tree Removal  20 trees in total requiring removal including:  

- 7 Very Low Retention Value.  

- 7 Low Retention Value. 

- 6 Medium Retention Value. 

Proposed Landscaping  ¶ Proposed area of new trees 37,107sqm with minimum 
pot sizes of 75litres throughout, and 5litres outside of 
security fencing.  

¶ Wayfinding and main entry signage.  

¶ 2.100m security top palisade fencing, 1.500m post and 
rail rural style fencing, existing rural boundary fencing, 
and compound diplomat fencing.  

¶ CwC principles centred around the Buninj-Echidna story, 
reflected through: 

ï Outdoor learning spaces, collaborative artwork, bush 
tucker walk and ant trail, yarning and dance circles, 
and materials that talk to place and culture.  

Canopy Cover  32.11% (total 3.87 hectares canopy cover).  

Off Site Works  As part of the broader scope of works associated with the 
rebuild, the department will be undertaking minor ancillary 
public domain improvements at the proposed intersection of 
the site with Dunoon Road.  

 

3.1.1 Design Development and Intent  

3.1.1.1 Overview  

The proposed activity has been designed according to relevant design principles:  

¶ TI SEPP - Chapter 3 Schedule 8 - Design quality principles in schools. 

¶ GANSW Design Guide for Schools. 

¶ Education Planning Principles in the Place Creation Handbook for Public Schools. 
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Figure  25 School site overview (Source: EJE)  

The following sections explore the activity in detail, outlining the design, Connecting with Country initiatives, and sustainability initiatives 
that have shaped the design. The RA Act does not outline relevant design principles or guidelines to adhere to, therefore, for the 
purpose of assessing the design quality of the activity, the above design principles have been assessed.  

 

  

3.1.1.2 Design Guide for Schools and Design Quality Principles  

The Architectural Design Quality Report at Appendix 04 evaluates how the activity responds to the Design 

Guide for Schools and the Design Quality Principles in the TI SEPP. A summary (and relevant extracts from 

the design report) is below. 

Table 3 Response to the relevant design principles  

Design Principle  Response  

Principle 1: Responsive to 
Context  

Schools should be designed to 
respond to and enhance the 
positive qualities of their 
surroundings. 

In designing built forms and 
landscapes, consideration should 
be given to a Country-centred 
approach and respond to site 
conditions such as orientation, 
topography, natural systems, 
Aboriginal and European cultural 
heritage and the impacts of 
climate change. 

The schoolôs design responds to the physical context of the 
surrounds by positioning the buildings in an open C-shape to 
overlook the valley and following the contours of the land. This 
design also maximises natural light and preserves the high 
environmental values of the site. The buildings are positioned 
towards the higher point in the site, above the PMF to increase 
durability and flood resilience.  

The buildings are set away from the site boundaries to provide 
greater opportunities for outdoor learning, play spaces and 
landscaping.  

Separate cultural gathering spaces are incorporated within the design 
and located within the landscaped areas with native and endemic 
planting included across the site. The planting proposed allows 
students to learn about Bunjalung country and fosters a strong 
Connection to Country. 
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Design Principle  Response  

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

The character of the site is maintained with a significant portion of the 
site being kept as agricultural land, close to the location of the 
existing farmhouse buildings.  

The sites natural water courses have been retained and enhanced, 
providing a significant site feature and character to the local area.  

The landscape materials chosen are inspired by the siteôs heritage 
and history, rich floodplains and wetlands providing fertile land 
throughout Lismore. Local timber is proposed throughout the site with 
the introduction of coloured concrete to create visual interest.  

Principle 2: Sustainable, 
Efficient and Resilient  

Good school design combines 
positive environmental, social and 
economic outcomes and should 
align with the principles of caring 
for Country. 

Schools should be designed to be 
durable and resilient in an 
evolving climate. 

Schools and their grounds should 
be designed to minimise the 
consumption of energy, water and 
other natural resources and 
reduce waste. 

The school is designed for long-term durability and climate resilience, 
targeting a 4-star Green Star rating and incorporating Net-Zero ready 
principles. 

The design uses passive elements to improve thermal performance 
and minimise active energy use, providing comfort. The learning 
spaces have natural ventilation and fans to allow passive cooing and 
services have energy performance ratings over the minimum 
prescribed standards.  

Photovoltaic panels will be installed on the roof for onsite energy 
generation and recycle materials will be used to improve 
sustainability.  

Areas of paving have been shaded with tree planting as much as 
possible and substantial new panting is incorporated into the design.  

The outdoor spaces have been designed to benefit from local 
microclimates and are shaded by either open covered areas or with 
vegetation.  

Water Sensitive Urban Design (WSUD) principles have been 
integrated into the stormwater drainage system; rainwater use and 
education. The design has maximised permeable surfaces where 
possible and rainwater harvesting will occur to serve as irrigation for 
the site.  

Durable, low-maintenance materials ensure longevity, while recycled 
and sustainably sourced materials support a circular economy. 
Educational opportunities on sustainability principles further reinforce 
the school's commitment to caring for Country. 

Principle 3: Accessible and 
Inclusive  

School buildings and grounds 
should be welcoming, easy to 
navigate and accessible and 
inclusive for people with differing 
needs and abilities. 

Schools should be designed to 
respond to the needs of children 
of different ages and 
developmental stages, foster a 
sense of belonging and seek to 
reflect the cultural diversity of the 
student body and community. 

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

The school is designed to be welcoming, accessible, and inclusive for 
all users. The main entry is from Dunoon Road to the east with a two-
way vehicle entrance and separate shared path for pedestrians and 
bicycles. The pedestrian entrance is completely separate from the 
driveway and links to the bus set down area with a covered walkway 
to provide all weather protection. The path connects to Building A, 
bike parking area and outdoor place areas.  

The vehicular entry provides access for buses, parents kiss and ride 
drop off, deliveries, staff and students. The driveway separates buses 
from the kiss and ride drop off zone; with the first roundabout 
enabling buses to safely turn and provide adequate sit-down zones, 
and cars continuing to a second roundabout that directs cars to the 
kiss and ride drop off zone, staff carpark or to the access road for 
delivery and support drop-off.  

Security gates will limit access onto the site after hours. 

Multiple lifts and accessible pathways will provide an equitable 
access network throughout the that is compliant with the relevant 
requirements.  
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Design Principle  Response  

Colours and finishes have also been selected to assist users with 
visual impairments, and the overall design helps to define spaces for 
variable user groups. 

Principle 4: Healthy and Safe  

Good school design should 
support wellbeing by creating 
healthy internal and external 
environments. 

The design should ensure safety 
and security within the school 
boundaries, while maintaining a 
welcoming address and 
accessible environment. 

In designing schools, 
consideration should be given to 
connections, transport networks 
and safe routes for travel to and 
from school. 

The school is designed to promote wellbeing through healthy, safe, 
and accessible environments.  

The school is positioned for clear, secure pedestrian access, with 
dedicated pathways linking to community cycling networks and 
secure bike parking. Fencing ensures safety while maintaining a 
welcoming interface with the streetscape. Stacked amenities and 
services are distributed throughout the buildings on each level, for 
privacy and accessibility, supporting student comfort and security.  

The buildings are designed and oriented to maximise natural light 
and ventilation while addressing the surrounding landscape and 
creating inviting outdoor spaces. Covered walkways and areas 
provide weather protection. Noise mitigation strategies include 
insulated walls, acoustic glazing, and tree buffers. Learning spaces 
maximise natural light, ventilation, and outdoor outlooks, enhancing 
comfort and focus. Flexible indoor and outdoor zones support a 
range of activities, from play to cultural and academic programs.  

Principle 5: Amenity, 
Functional and Comfortable  

Schools should have comfortable 
and engaging spaces that are 
accessible for a wide range of 
formal and informal educational 
and community activities. 

In designing schools, 
consideration should be given to 
the amenity of adjacent 
development, access to sunlight, 
natural ventilation, proximity to 
vegetation and landscape, 
outlook and visual and acoustic 
privacy. 

Schools should include 
appropriate indoor and outdoor 
learning and play spaces, access 
to services and adequate storage. 

The design is intended to engage with the community and the 
surrounding environment through the positioning of the new buildings 
to provide extensive landscaping opportunities to rehabilitate the site 
and to create connections through the provision of community 
spaces, and access to school facilities.  

The buildings offer inviting and lively additions to the surrounding 
context with a variated of shared educational and active spaces. The 
activity will give the school renewed presence and identity within the 
community, strengthening its position within the North Lismore 
neighbourhood. 

Noise mitigation strategies include insulated walls, acoustic glazing, 
and natural screening from perimeter trees. The urban release area 
to the north has been considered in the design of the activity 
including the housing lots. The nosier operations such as 
construction, metal, woodwork and agricultural facilities have been 
located to the south of the development. 

The new buildings and internal learning spaces have been designed 
and positioned to maximise opportunities for cross-ventilation and 
sunlight capture. As the buildings are positioned well away from the 
boundaries and neighbouring properties, overshadowing of adjacent 
properties will not occur. Learning spaces are designed for flexibility, 
with access to technology and diverse outdoor areas for play, 
exercise, and cultural activities. Storage and service areas are 
efficiently planned, with flood-resistant storage solutions in place. 

Principle 6: Whole of Life, 
Flexible and Adaptable  

In designing schools, 
consideration should be given to 
future needs and take a long-term 
approach that is informed by site-
wide strategic and spatial 
planning. 

Good design for schools should 
deliver high environmental 

The design of the site has considered future growth and long-term 
sustainability, ensuring adaptability to evolving needs while 
prioritising environmental performance and community integration.  

Guided by comprehensive master planning, the design maximises 
the potential to improve flood resilience and providing a clear entry 
into the school to enhance the street presence.  

The design is positioned between these areas and although 
restricted there is potential for future expansion to the south following 
the contours of the landscape. The position retains the eastern 
portions of the site for potential future growth.  
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Design Principle  Response  

performance and ease of 
adaptation and maximise multi-
use facilities. 

Schools should be adaptable to 
evolving teaching methods, future 
growth and changes in climate, 
and should minimise the 
environmental impact of the 
school across its life cycle. 

Flexible and modular learning spaces, aligned with standardised hub 
layouts and the School Infrastructure NSW (SINSW) Pattern Book 
template, support contemporary teaching methods and future 
reconfiguration. The building integrates robust materials, natural 
ventilation, and thermal insulation to minimise environmental impact 
and enhance comfort, while its raised footprint improves flood 
resilience and provides shaded open spaces. 

Multi-use facilities, such as the Hall and Theatre are placed towards 
the main entrance to create an after-hours zone which can improve 
access to the facilities for the wider community. The outdoor areas 
have been designed to enable public use through co-locating the 
outdoor sport facilities with the hall for larger community events.  

Principle 7: Aesthetics, Visual 
Appeal  

School buildings and their 
landscape settings should be 
aesthetically pleasing by 
achieving good proportions and a 
balanced composition of built and 
natural elements. 

Schools should be designed to 
respond to and have a positive 
impact on streetscape amenity 
and the quality and character of 
the neighbourhood. 

The identity and street presence 
of schools should respond to the 
existing or desired future 
character of their locations. 

The design of schools should 
reflect the schoolôs civic role and 
community significance. 

The design harmoniously integrates built form and natural elements 
to create a visually appealing, functional, and community-focused 
environment. The building façade established enables easy 
wayfinding and breaks up the massing and bulk of the activity.  

Tree planting will occur along the boundary and landscaping zones 
across the site will help to balance the built form with the surrounding 
context, prioritising balance and resilience. Key elements like 
Building A (Admin) and Building B (Hall) are prominent on the build 
form and are easily identifiable access points.  

The layout maximises outdoor spaces and supports accessibility, 
through connected walkways and reflects the importance of 
inclusivity in design. 

 

3.1.1.3 School Design Review Panel Response  

Two school design review panel (SDRP) meetings took place in relation to the activity; 24 April 2024, and 27 

November 2024. The proposal has considered all feedback, and where feasible, has incorporated changes 

into the proposal. Refer to Section 5 and the Architectural Design Quality Report at Appendix 04 or a 

detailed response to each matter raised by the SDRP. Of particular note is that the school was located within 

the northern portion of the site when the design was presented to the SDRP (on both occasions).  The 

proposed school siting, footprint, arrangement and design now better responds to the constraints of the site, 

which was one of the primary comments from the SDRP at the initial meeting. 

3.1.1.4 Connecting with Country  

The objective of Connecting with Country (CwC) was developed under five main strategies, which have been 

developed in conjunction with Widjabul Wia-bal representatives during the schematic design stage. The five 

strategies for the design area: 

1. Telling Bundjalung Stories 

2. Gathering on Bundjalung Country 

3. Healing and Respecting Bundjalung Country  



 

Review of Environmental Factors 33 
 

4. Celebrating Bundjalung Language 

5. Connecting Through Sport   

The CwC consultation process helped to inform the design and provided opportunities for the landscaping 

proposed to help educate the school community, providing a welcoming and safe environment for all people 

visiting the site. CwC principles were specifically designed into the proposed artworks to be displayed 

throughout the school, two yarning circles connected by a river edge bush tucker walk, a dust dance space, 

and native vegetation and planting that is focused on endemic species. Utilisation of modern technology in 

the form or local language QR codes throughout signage, reflects the Widjabul Wia-bal and Bundjalung 

stories, language, and culture, and provides opportunities for learning, gathering, and reflection.  

There are opportunities to develop the design of artwork, signage, and the naming of spaces and classrooms 

at detailed design stage in conjunction with the NSW Aboriginal Educational Consultative Group (AECG).  

 

Figure  26 Connection with Country landscaping plan (Source: Terras)  

3.1.1.5 Sustainability and Climate Change  

Design measures that have been incorporated to ensure the activity meets a 4-star rating, are assessed 

under the sustainable design principles, which have been incorporated to comply with the EFSG under the 

following themes:  

Responsible  

Material finishes will be selected based on their responsible product value. Buildings have been set up for 

optimum ongoing management due to appropriate metering and monitoring systems. The activity will divert 

at least 90% of construction and demolition waste from landfill. Site workers will be educated around the 

importance of sustainable design and climate change.  

Healthy  
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Building occupant health is a primary objective for the activity which overall improves morale and productivity 

of staff and students and enhances health and wellbeing. Use of ventilation systems, access to daylight and 

light quality, providing acoustic comfort, omission of toxins from the space, and connection to nature, all 

ensure healthy sustainable practices are incorporated. 

Resilient  

Future proofing the activity and buildings from climate pressures such as floods, droughts, high 

temperatures, and storms all assist in prolonging the lifespan of the buildings. To prevent the urban heat 

island effect locally onsite, vegetation and materials with a high solar reflective index will be used.  

Positive  

Upfront carbon reduction of emissions by 10% is targeted, with onsite solar PV arrays maximised on roof 

surfaces. LED lighting will be used throughout to reduce energy use, and water conservation and 

preservation of rainwater will reduce the demand of potable water use.  

Place  

The buildings design encourages the use of active transport, providing bus bays, kiss and ride drop off 

zones, end of trip facilities, and safe and secure bicycle parking.  

People  

The design concept has focused on aligning with the principles of the Australian Indigenous Design Charter 

and representation of Aboriginal Heritage throughout the design.  

Nature  

The building design integrates to the local environment as best as possible, allowing local flora and fauna to 

share the site with the activity, and further by implementing native and local species on site. Negative 

impacts are reduced on nature such as reducing light spill and pollution to the surrounding ecological 

environment.  

The proposal demonstrates a clear pathway to becoming fossil fuel-free and achieving net zero emissions. 

The following sections outline the design considerations that will assist in reaching net zero targets.  

Fossil fuel -free  

The electrification of building services will see electric powered systems, high efficiency chillers for space 

cooling, and kitchens with induction cooking systems, eliminating the need for gas. To further reduce energy 

consumption, passive design integration, such as shading and natural ventilation, are incorporated.  

Renewable energy and technical features  

Provisions have been made for solar photovoltaic (PV) panels to the roof, battery systems which could 

enable energy storage and increase operational resilience, high performance building envelopes, energy 

efficient heating, ventilation, and air conditioning (HVAC) systems, and LED lighting. A Building Management 

System (BMS) may be installed to monitor real time energy uses providing the operator with the tools to 

make decisions aimed at optimisation of energy performance and reduction of energy waste. Diesel backup 

generators may be used for potential power source during outages, however, noting that provisions have 

been made to transition of battery-based backup systems by 2035.  

Annual energy consumption and emissions  

Whole-building energy consumption calculations are not yet available as the project has not reached the 

level of design to complete comprehensive modelling. Energy figures will be developed during the detailed 

design phase, with ongoing efforts to minimise energy use and emissions wherever possible. 

Passive design features  

Passive design minimises energy consumption and is done so regarding the EFSG and the departmentôs 

Pattern Book, which proposes fixed shading systems, protecting windows from the high summer sun, whilst 
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allowing the low angle winter sun to penetrate. Natural ventilation is provided throughout, cross ventilation 

pathways allow effective airflow throughout learning spaces, with smart sensors proposed to inform 

occupants whether outdoor conditions are suitable for natural ventilation. High performance insulation 

stabilises indoor temperatures and reduced the need for active heating and cooling.  

3.1.1.6 Landscaping  

Landscaping plans have been prepared and accompany this REF at Appendix 08. The landscape vision is 

underpinned by four key pillars which are: 

1. Connection to Country ï Value and respect Aboriginal cultural knowledge and language and engage 

with truth, ensure country is cared for appropriately and sensitive sies are protected and reduce the 

impacts of natural events through sustainable land and water use practices  

2. Human Connections ï Provide legible and easily accessible links through the site at a human scale, 

create opportunities for active and passive recreation, and create positive relationships and 

connections to natural and built landscapes  

3. Climate Positive Design ï Retain as many trees as possible, reduce demolition and recycle and 

reuse materials, reduce the extent of high carbon elements, maximise soft surfaces, increase 

biodiversity and design for longevity 

4. Site Specific Design ï Design which preserves, enhances and creates strong visual and physical 

connections to the natural features inherent to the site  

The western portion of the site has a substantial area of existing vegetation and tree canopy cover that will 

be retained and enhanced as part of the activity. This area offers significant habitat value and will be 

enhanced through the planting strategy for the site. The planting strategy draws form the local ecology and 

cultural significance of the site, incorporating endemic species to create a sense of place unique to the area. 

Significant shade trees have been selected including the Forest Red Gum and small to medium trees such 

as the Water Gym and Lemon Myrtle. The trees, shrubs and native grasses selected emphasise the siteôs 

relationship with Country, reinforcing natural movement patterns. The integration of bush tucker plants not 

only highlights the agricultural heritage of Lismore but also fosters opportunities for cultural learning and 

community engagement.  

Canopy cover will be enhanced through the retention of existing trees and vegetation, particularly along the 

western portion of the site, and the strategic planting of share trees across the activity area. The design 

achieves an adequate canopy cover of 32.11% over the site to provide shade and reduce the heat island 

effect. Large feature trees, particularly around the outdoor play areas, will provide natural shade, offering a 

welcoming and calming environment. 

In total, 20 trees will require removal due to their location within the development footprint or having major 

conflict with the proposed activity particularly within their protection zones. 40 trees will be retained on site as 

the fall outside of the activity footprint. The majority of the proposed trees for retention occur to the north and 

east of the site. Of the trees proposed to be removed, offset planting will occur within the site in accordance 

with the landscape plans. Trees will be planted along the eastern boundary of the site screen and soften the 

interface between the school building and the adjacent sites. New trees will also be planted around the 

boundaries of the site and within the playground area of the school.  

The proposed landscape design offers a vibrant and multifunctional environment that promotes active play, 

exploration, and community connection while embracing cultural and ecological significance. Active play 

areas are shaded by canopies to encourage physical development and creative exploration. Open play fields 

provide opportunities for collaborative games and sports, supporting social interaction and healthy 

competition.  

Cultural and sensory experiences are seamlessly integrated, with the Ant Trail introducing native plantings, 

Yarning Circles surrounded by cultural plantings, and features such as the Buninj Shade Structure and 

storytelling zones to deepen ties to both Widjabul Wia-bal and Bundjalung heritage.  
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The design incorporates sustainable strategies such as vegetation buffers for microclimate regulation and 

boundary screening to reduce heat island effects. This also includes the revegetation of the swale along the 

eastern boundary. Gathering spaces, including the Dance Circle feature deco granite and coloured concrete 

and seating areas to foster connection among users. By prioritising inclusivity, environmental stewardship, 

and cultural respect, the landscape design creates a meaningful and dynamic space for play, learning, and 

community engagement. An extract of the site wide landscape plan is below. 

 

Figure  27 Extract of Landscape Masterplan (Source: Terras Landscape Architects)  

3.1.1.7 Tree and Vegetation Removal  

In order to facilitate the proposed activity, the removal of 20 trees and the retention of 40 trees within the 

activity area is required. Of the 20 trees to be removed, 19 of these trees are within the activity footprint and 

will conflict with construction of the proposed school, with the remaining one recommended for removal 

because of its weed status (tree #028)). 

The trees to be removed are majorly non-native, with only two species to be removed being native/exotic 

species (Melia azadrach/Chinaberry, and Grevillea robusta/silky oak).The majority of species that are non-

native/exotic have remove/low retention value, including the Cinnamomum camphora/Camphor Laurel, 

Erythrina crista-galli/ Cockspur coral tree, Celtis sinensis/Chinese celtis, Tabebuia rosea/Pink poui, and 

Koelreuteria paniculata/Golden rain tree. There are only two species having a medium retention value (silky 

oak and chinaberry), however, requiring removal due to their location within the activity footprint.  

40 trees are proposed to be retained. These are generally more suitable for retention and fall outside of the 

activity footprint, to the north and northeast of the site Six large Eucalyptus tereticornis (forest red gum) trees 

(trees #043, #044, #045, #046, #047 and #048) occurring in the proposed agriculture plot to the south-east 

of the site are also proposed to be retained. Tree protection zones (TPZs) and tree protection management 
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principles are outlined in the Arboricultural Impact Assessment prepared by the project arborist (Appendix 

27).  

The majority of trees to be retained are located west of the activity footprint, or within the proposed 

agricultural lands. All trees to be removed and retained are outlined below in Figure 28. 
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Figure  28 Tree Removal and Retention Plan (Source: AIA)  
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3.1.1.8 Crime Prevention Through Environmental Design  

Crime Prevention Through Environmental Design (CPTED) principles have been incorporated into the school 
design to ensure the space is both safe and welcoming to positive interactions. 

Table 4 Assessment against CPTED Principles  

CPTED Principle  Response  

Territorial Re -enforcement  

Territorial Re-enforcement uses actual and 
symbolic boundary markers, spatial legibility and 
environmental cues to 'connect' people with space, 
to encourage communal responsibility for public 
areas and facilities, and to communicate to people 
where they should/not be and what activities are 
appropriate. 

This is achieved by defining school boundaries with 
perimeter fencing along the property boundary. The 
design includes fencing arrangements which 
improves delineation between spaces, and safety 
and access limitation to unauthorised persons.  

 

The design also incorporates signage at all 
entrances to address the street and create a 
defined image for the school. Landscaping at the 
entrances at sporting areas helps define the space 
and create a sense of familiarity with landscape 
landmarks. 

Surveillance  

Natural surveillance is achieved when normal 
space users can see and be seen by others. This 
highlights the importance of building layout, 
orientation and location; the strategic use of design; 
landscaping and lighting ï it is a by-product of well-
planned, well-designed and well-used space. 

Technical/mechanical surveillance is achieved 
through mechanical/electronic measures such as 
CCTV, help points and mirrored building panels. It 
is commonly used as a 'patch' to supervise isolated, 
high risk locations. 

Formal (or Organised) surveillance is achieved 
through the tactical positioning of guardians. An 
example would be the use of on-site supervisors, 
e.g. security guards at higher risk locations. 

Natural surveillance is achieved in the design layout 
of the buildings, placed in a C-shape that overlooks 
the outdoor play spaces. The design allows visual 
permeability, combined with the clearly visible 
entries to maximise visibility.  Classrooms and staff 
areas are oriented toward high traffic areas such as 
the playgrounds to allow for passive monitoring.  

 

The car park has a strong visual connection to the 
administration building to the north, with the 
building overlooking the carp park, allowing for 
passive surveillance.  

 

Organised surveillance can be achieved with 
seating areas near high activity zones such as the 
COLA and sports fields, where teachers are 
encouraged to partake in active monitoring of 
students.  

 

Closed circuit television (CCTV) will be in operation 
throughout the school where appropriate, in high 
traffic areas such as the school entry points, bicycle 
parking, and circulation areas.    

Access Control  

Access control treatments restrict, channel and 
encourage people and vehicles into, out of and 
around the development. Way-finding, desire-lines 
and formal/informal routes are important crime 
prevention considerations. Effective access control 
can be achieved by using physical and symbolic 
barriers that channel and group pedestrians into 
areas, therefore increasing the time and effort 
required for criminals to commit crime. 

Natural access control includes the tactical use of 
landforms and waterways features, design 

Access and wayfinding around the site will be 
controlled by access gates, signage, and clear 
formalised routes through smooth pathways that 
encourage easy movement and access throughout 
the site.  

 

Safety features such as clearly marked evacuation 
routes, assembly points, and communication 
systems allow for emergency readiness throughout 
the site.  
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CPTED Principle  Response  

measures including building configuration; formal 
and informal pathways, landscaping, fencing and 
gardens. 

Technical/Mechanical access control includes the 
employment of security hardware.  

Formal (or Organised) access control includes on-
site guardians such as employed security officers. 

Space/Activity Management  

Space/Activity Management strategies are an 
important way to develop and maintain natural 
community control. Space management involves 
the formal supervision, control and care of the 
development. All space, even well planned and 
well-designed areas need to be effectively used 
and maintained to maximise community safety. 
Places that are infrequently used are commonly 
abused. There is a high correlation between urban 
decay, fear of crime and avoidance behaviour. 

The proposed school has been designed to ensure 
that maintenance and upkeep of the site is easily 
manageable, such as to landscaping, material 
finishes, and open play areas. The lighting design 
provides adequate illumination reducing opportunities 
for concealed activity or poor visibility in areas. School 
caretakers will be responsible for undertaking site 
management and maintenance to ensure the school 
site is cared for, maximising community safety.  

 

3.1.1.9 Acces s and Parking  

Access  

Access to the site is proposed off a new priority-controlled T-intersection on Dunoon Road, approximately 

150 metres north of the Alexandra Parade. All vehicles will enter the site, and for buses entering will turn 

right into the dedicated bus zone, and for all other vehicles, will turn left. An internal 14.6m diameter 

roundabout allows vehicles to turn into the kiss and ride drop off zone, or continue to the carpark, or site 

servicing loading area.  

Access gates are provided to the school entry, and further, to the agricultural sheds and the schoolôs loading 

area that are provided further north along the access road, located to the rear of the school buildings. This 

access road is provided only for emergency vehicles, service and waste vehicles, and agricultural machinery 

vehicles. School staff may use this access road only where appropriately required to do so (for example 

school caretakers, or groundskeepers). 

A shared bicycle and pedestrian path is provided within the site boundary from Dunoon Road to the schoolôs 

covered walkway. This is provided to future proof the school for pedestrian and bicycle access should that 

ever be safely provided on Dunoon Road. Currently there is no shared path provided along Dunoon Road.   

No access is provided off Alexandra Parade due to its unsealed condition, limited capacity, and proximity to 

the adjacent livestock sales yard which generates heavy vehicle activity. The access road will be retained as 

part of this activity, and will act as an additional access point in emergency events.  
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Figure  29 Site access, transport, and carparking (Source: EJE)  

Parking  

Staff and visitor parking is provided to the south with access from Dunoon Road. The proposed carparking 

spaces provided are compliant with the LDCP, providing 117 standard carparking spaces, 9 EV charging 

spaces, and 4 accessible carparking spaces for the activity. Carparking spaces provided are compliant with 

relevant parking dimension, aisle widths, gradients and all other relevant requirements pursuant to 

AS2890.1.  

Sheltered bicycle parking for 80 spaces for staff and students are provided to the north of the covered 

walkway entry. Kiss and ride drop off zones provide spaces for 20 spaces within the schoolôs transport area. 

Internal bus zones extend to 77.5 metres with the capacity for four buses parked at one time.  

The separation of all these spaces, ensures conflict of vehicles is reduced, and safe operation of the schoolôs 

access and public transport operations.  

A covered walkway entry is provided from the schoolôs bus zone, through to an elevated walkway that 

extends to Building A. A depiction of this is provided overleaf.  
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Figure  30 School entry and bus zone photomontage (Source: EJE)  

3.1.2 Construction  

3.1.2.1 Construction Activities  

Indicative estimates of employees on site during the construction phases includes:  

¶ 30 employees on site from October to December 2025. 

¶ 120 employees on site from January to March 2026. 

¶ 220 employees on site from April to September 2026. 

¶ 30 employees on site from September to December 2026. 

Construction activities include site establishment works, ground works and demolition. The equipment likely 

to be employed during construction works may include: 

¶ Mobile crane. 

¶ Power hand tools. 

¶ Semi rigid vehicle. 

¶ Excavator. 

¶ Handheld jack hammer. 

¶ Dump truck. 

¶ Concrete saw. 

¶ Power hand tools. 

Site establishment works include the provision of site amenities within the boundaries of the RRHC, and 

include: 

¶ An on-site office. 

¶ Workerôs toilets. 

¶ First aid kit(s). 
































































































































































































































































