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ATTACHMENT - SECTION 4.15(1) TABLE – Matters For Consideration 
 
 
This application has been assessed under Section 4.15(1) of the Environmental Planning and Assessment Act 
1979 and the following matters are of relevance to Development Application No 446-2018 

State Environmental Planning Policies 

The proposed development has been assessed in accordance with the requirements of the relevant State 
Environmental Planning Policies (SEPPs) including any draft SEPPs and a summary is provided in the following 
table: 
 

SEPP COMMENTS COMPLIES 
(Yes/No) 

State Environmental Planning Policy No 55 - Remediation of Land 
Clause 7(1) prescribes that a consent authority must not consent to the carrying out of any 
development on land unless it has considered whether the land is contaminated. There are 
no records of the site being previously used for any potentially contaminating purposes. 
This matter was considered under the subdivision application (DA 192-2016). A phase 2 
Environmental Site Assessment (Coffey Environments Australia Pty Ltd (Ref: 
ENAUBRAD01138AA) and dated 23 November 2011) was submitted which identified 
several areas of environmental concern and recommended that a Remedial Action Plan 
(RAP) be prepared for the land and remediation carried out. 
The development consent required additional works including preparation of a Remedial 
Action Plan and subsequent validation activities (validation report) of the site prior to the 
commencement of any development work on the site. Clause 7 has therefore been satisfied. 
 

Yes 

State Environmental Planning Policy No 64 - Advertising and Signage 
The proposal involves a number of signs (illuminated and un-illuminated) to be 
installed on the building and free standing within the site. 
Clause 3 – Aims, objectives etc.  
Consideration is required of the aims and objectives of SEPP 64, including: 
(a)   to ensure that signage (including advertising): 
(i)   is compatible with the desired amenity and visual character of an area, and 
(ii)   provides effective communication in suitable locations, and 
(iii)   is of high quality design and finish, and 
(b)   to regulate signage (but not content) under Part 4 of the Act, and 
(c)   to provide time-limited consents for the display of certain advertisements, and 
(d)   to regulate the display of advertisements in transport corridors, and 
(e)   to ensure that public benefits may be derived from advertising in and adjacent to 

transport corridors. 
 
Clause 4 – Definitions 
In terms of the definitions prescribed by SEPP 64, a number of definitions are 
considered relevant:   
signage means all signs, notices, devices, representations and advertisements that 
advertise or promote any goods services or events and any structure or vessel that 
is principally designed for, or that is used for, the display of signage and includes: 
(a)  building identification signs, and 
(b)  business identification signs, and 
(c)  advertisements to which Part 3 applies, 

Yes 
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SEPP COMMENTS COMPLIES 
(Yes/No) 

but does not include traffic signs or traffic control facilities. 
business identification sign has the same meaning as in the Standard Instrument. 
business identification sign means a sign: 
(a)  that indicates: 
(i)  the name of the person or business, and 
(ii)  the nature of the business carried on by the person at the premises or place at 
which the sign is displayed, and 
(b)  that may include the address of the premises or place and a logo or other 
symbol that identifies the business, 
but that does not contain any advertising relating to a person who does not carry on 
business at the premises or place. 
advertisement means signage to which Part 3 applies and includes any advertising 
structure for the advertisement. 
Assessing Officers Comments: The proposal includes a number of signs consisting 
primarily of business identification signs including the name of the business being 
carried out on the site and a number of logos that identify the business. The proposed 
signage is to be illuminated. Additional signage for information, direction or 
traffic/parking purposes is proposed on free-standing panels including menu boards, 
entry/exit signs, ‘drive-thru’, parking, no entry etc. 
 
PART 2 DIVISION 3 PARTICULAR ADVERTISEMENTS 
Clause 23 Freestanding advertisements 

(1) The consent authority may grant consent to the display of a freestanding 
advertisement only if the advertising structure on which the advertisement is 
displayed does not protrude above the dominant skyline, including any 
buildings, structures or tree canopies, when viewed from ground level within a 
visual catchment of 1 kilometre. 

(2) This clause does not prevent the consent authority, in the case of a 
freestanding advertisement on land within a rural or non-urban zone, from 
granting consent to the display of the advertisement under clause 15. 

The proposal includes two (2) flag poles with a 3.6m wide banner fixed in between. 
This banner will be used for advertisement and promotional purposes and therefore 
can be considered to be a freestanding advertisement. The flag poles and associated 
freestanding advertisement (banner) are located within close proximity to the 
proposed pylon sign on the southern side of the lot facing Tompsitt Drive. The 
proposed freestanding advertisement is located at a height of 1.95m above ground 
level and does not protrude above the dominant skyline, including buildings, structures 
and tree canopies when viewed from ground level within a 1km radius. Other proposed 
signage in this application has not been assessed against Schedule 1. See Part 9 of 
South Jerrabomberra DCP for the assessment of proposed signage that is not 
advertising signage.    
 
Schedule 1 Assessment Criteria 
Criteria Comment 
1. Character of the Area 

• Is the proposal compatible with the 
existing or desired future character of 

The locality is a developing commercial 
area adjoining an existing residential area. 
The desired future character of the area is a 
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SEPP COMMENTS COMPLIES 
(Yes/No) 

the area or locality in which it is 
proposed to be located? 

• Is the proposal consistent with a 
particular theme for outdoor 
advertising in the area or locality? 

commercial precinct for the South 
Jerrabomberra locality. 
Other proposed (and to be proposed) uses 
include a KFC, 7-Eleven, Aldi and medical 
centre. The proposed signage as part of this 
application is considered to be consistent 
with the proposed signage of similar 
applications adjoining the site and of an 
appropriate nature. 
 

2. Special areas 

• Does the proposal detract from the 
amenity or visual quality of any 
environmentally sensitive areas, 
heritage areas, natural or other 
conservation areas, open space 
areas, waterways, rural landscapes 
or residential areas? 

It is considered that the proposed signage 
does not detract from the amenity or visual 
quality within the area nor any heritage 
areas, open space areas, waterways, rural 
landscapes or residential areas as the 
proposed signage is of a small scale.  

3. Views and vistas 

• Does the proposal obscure or 
compromise important views? 

• Does the proposal dominate the 
skyline and reduce the quality of 
vistas? 

• Does the proposal respect the 
viewing rights of other advertisers? 

The proposed signage does not obscure or 
compromise important views and will not 
dominate the skyline.  
 
The proposed signage located on the walls 
of the building do not dominate the skyline 
as they do not exceed the roofline of the 
building. The proposed pylon sign has an 
overall height of 9m from ground level and 
is located in the south west corner of the 
site.  
 
The proposed advertising banner will not 
dominate the skyline nor reduce the quality 
of vistas as it is located 1.95m above 
ground level and will be screened by the 
proposed building. As such, the sign will not 
be visible from nearby residential 
development. 
 

4. Streetscape, setting or landscape 

• Is the scale, proportion and form of 
the proposal appropriate for the 
streetscape, setting or landscape? 

• Does the proposal contribute to the 
visual interest of the streetscape, 
setting or landscape? 

The proposed banner is of an appropriate 
scale and form in regards to the streetscape 
and setting.  
 
The banner will not protrude into the skyline 
as it is located 1.95m above ground level, 
below the height of the proposed building. 
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SEPP COMMENTS COMPLIES 
(Yes/No) 

• Does the proposal reduce clutter by 
rationalising and simplifying existing 
advertising? 

• Does the proposal screen 
unsightliness? 

• Does the proposal protrude above 
buildings, structures or tree canopies 
in the area or locality? 

• Does the proposal require ongoing 
vegetation management? 

5. Site and building 

• Is the proposal compatible with the 
scale, proportion and other 
characteristics of the site or building, 
or both, on which the proposed 
signage is to be located? 

• Does the proposal respect important 
features of the site or building, or 
both? 

• Does the proposal show innovation 
and imagination in its relationship to 
the site or building, or both? 

The proposed advertising sign is 
considered to be compatible with the scale 
and proportion of the building. The banner 
has an area of 3.24m² and is located 1.95m 
above ground level. As such, the banner will 
not dominate the building. 

6. Associated devices and logos with 
advertisements and advertising 
structures 

• Have any safety devices, platforms, 
lighting devices or logos been 
designed as an integral part of the 
signage or structure on which it is to 
be displayed? 

The advertising banner is to be fixed 
between two proposed flag poles, one 
bearing the Australian flag and the other 
bearing the McDonald’s logo. 

7. Illumination  

• Would illumination result in 
unacceptable glare? 

• Would illumination affect safety for 
pedestrians, vehicles or aircraft? 

• Would illumination detract from the 
amenity of any residence or other 
form of accommodation? 

The proposed advertising sign is a banner 
between two flag poles and will not be 
illuminated. Therefore, proposed 
advertising signage will not be illuminated. 



6.1 Development Application 446-2018 - Takeaway Food and Drink Premises - 6 Ferdinand Lane, Jerrabomberra 
Attachment 1 - DA 446-2018 - 4.15 Assessment Report Matters for Consideration - Takeaway Food and Drink Premises - 6 Ferdinand Lane 

(Continued) 

Page 6 of the Planning and Strategy Committee of the Whole of the QUEANBEYAN-PALERANG REGIONAL COUNCIL 
held 12 June 2019. 

Cr Tim Overall – Mayor, Chairperson 

SEPP COMMENTS COMPLIES 
(Yes/No) 

• Can the intensity of the illumination be 
adjusted, if necessary? 

• Is the illumination subject to a curfew? 

8. Safety 

• Would the proposal reduce the safety 
for any public road? 

• Would the proposal reduce the safety 
for pedestrians or bicyclists? 

• Would the proposal reduce the safety 
for pedestrians, particularly children, 
by obscuring sightlines from public 
areas? 

The proposed advertising sing will not 
reduce the safety of road users, pedestrians 
or bicyclists. 
 
The proposed advertising sign is located 
1.95m above ground level and will not 
obscure sightlines from any public areas.  

 

State Environmental Planning Policy  (Infrastructure) 2007 
The provisions of this Policy have been considered in the assessment of the application.  
The site is not located in or adjacent to road corridor nor does it have a frontage to a 
classified road. The site is not located within or immediately adjacent to an easement for 
electricity purposes or immediately adjacent to an electricity substation. No development is 
proposed within 5m of an overhead powerline and no ground penetrating work is proposed 
within 2m of any underground electricity services. 
 

Yes 

 

Local Environmental Plans  

The proposed development has been assessed in accordance with the relevant requirements of the 
Queanbeyan Local Environmental Plan 2012 and no relevant draft LEPs apply to the land. A summary is 
provided as follows: 
 

QUEANBEYAN LOCAL ENVIRONMENTAL PLAN (POPLARS) 2013 COMMENTS COMPLIES 
(Yes/No) 

Part 1  Preliminary  
Clause 1.2  Aims of Plan 
The aims of the plan are as follows: 

(a)  to rezone certain land at The Poplars to achieve economically, environmentally and 
socially sustainable urban development that complements and provides a range of 
facilities for the benefit of the adjoining Jerrabomberra community, 

(b) to facilitate the orderly growth of the Poplars urban release area in a staged manner 
that promotes a high level of amenity for workers and the timely provision of physical 
and social infrastructure through appropriate phasing of the development of land, 

(c) to identify, protect and manage environmentally and culturally sensitive areas within 
Poplars, including but not limited to waterways and riparian corridors, habitat 
corridors, native vegetation and associated buffers, and heritage items, 

(d) to provide appropriate employment and community land use opportunities consistent 
with the environmental capacity of the land, 

Yes 
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QUEANBEYAN LOCAL ENVIRONMENTAL PLAN (POPLARS) 2013 COMMENTS COMPLIES 
(Yes/No) 

(e) to provide appropriate controls for future development to minimise any adverse 
impact on the adjoining Jerrabomberra community. 

 
It is considered that the proposed development is consistent with the aims of the QLEP 
(Poplars). Specifically, the proposal facilitates the orderly growth of the Poplars urban 
release area whilst providing employment opportunities. Additionally, the proposal provides 
a commercial use to serve the needs of the community. 
 
Clause 1.4  Definitions 
Development for the purposes of a takeaway food and drink premises such as is 
proposed is permissible within the B1 Neighbourhood Centre zone with consent and is 
defined under QLEP (Poplars) 2013 as follows: 
 
“takeaway food and drink premises means premises that are predominantly used for the 
preparation and retail sale of food or drink (or both) for immediate consumption away from 
the premises.” 
 

Yes 

Clause 1.9A  Suspension of Covenants, Agreements and Instruments 
The subject site is affected by an easement to drain sewerage 8 wide and variable width. 
The easement is marked ‘B’ on the deposited plan. 

 
 
The easement bisects the north-east portion of the lot and will not be impacted upon by the 
proposed development. No structures are proposed to cover the easement as this portion of 
the lot is the proposed access point.  
 

Yes 

Part 2  Permitted or Prohibited Development  
Clause 2.1  Land Use Zones 
The subject site is Zoned B1 Neighbourhood Centre zone under Queanbeyan Local 
Environmental Plan (Poplars) 2013.  Yes 
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QUEANBEYAN LOCAL ENVIRONMENTAL PLAN (POPLARS) 2013 COMMENTS COMPLIES 
(Yes/No) 

Clause 2.3  Zone Objectives and Land Use Tables 
•  To provide a range of small-scale retail, business and community uses that serve the 

needs of people who live or work in the surrounding neighbourhood. 
• To permit small-scale non-residential uses that will provide goods and services to meet 

the day-to-day needs of people who live and work in the surrounding neighbourhood. 
• To provide active land uses at street level. 
• To ensure that residential development does not compromise the existing and future 

operations of the Canberra Airport. 
 
It is considered that the proposed development is consistent with the objectives for the B1 
Commercial Core zone. The proposed development provides a commercial use that serves 
the needs of the surrounding neighbourhood. This is essential as the South Jerrabomberra 
locality continues to expand. 
 

Yes 

Part 4  Principal Development Standards  
Clause 4.3  Height of buildings 
The maximum building height identified on the site is 12m. The proposed McDonalds 
building has a total height of 7.3m and the proposed pylon sign has a height of 9m, 
compliant with this clause of the QLEP (Poplars) 2013. 

Yes 

Clause 4.4  Floor space ratio 
A floor space ratio of 1:1 applies to the subject site. The proposed development has a GFA 
of 489m² (0.489:1) and is therefore compliant with this clause. Yes 

Part 5  Miscellaneous Provisions  
Clause 5.10  Heritage conservation 
The proposed development will have a minimal impact in relation to heritage. The site is not 
heritage listed, is not adjacent to a heritage item and is not located within a Heritage 
Conservation Area. 

Yes 

Clause 5.11  Bush fire hazard reduction  
The application does not involve any bush fire hazard reduction works. NA 
Part 6  Additional Local Provisions  
Clause 6.1  Earthworks 
Clause 6.1 of the QLEP (Poplars) 2013 establishes a number of matters requiring 
consideration for development involving earthworks.  Earthworks associated with the 
development are proposed and form part of this application. The proposed earthworks will 
not have a detrimental impact on drainage patterns and soil stability or the existing and likely 
amenity of adjoining properties. The development application will be condition to mitigate the 
potential impact of soil erosion and the like during construction. Majority of earthworks 
associated with the development were approved under DA192-2016 and have been 
completed as part of subdivision works. 

Yes 

Clause 6.2  Riparian land and watercourses 
Clause 6.2 of the QLEP (Poplars) 2012 makes provision for developments within riparian 
land and watercourses. This clause is not considered relevant to the proposed development 
as the site is not identified as “Watercourse” on the Riparian Land and Watercourses Map”. 

NA 

Clause 6.3  Airspace operations 
Clause 6.3 of the QLEP (Poplars) 2013 makes provisions for developments located in areas 
that are affected by airspace operations and aircraft noise. The proposed development will 
not penetrate the Obstacle Limitations Surface Map for the Canberra Airport. Therefore the 

Yes 
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QUEANBEYAN LOCAL ENVIRONMENTAL PLAN (POPLARS) 2013 COMMENTS COMPLIES 
(Yes/No) 

application will not be required to be referred to the relevant Commonwealth body for 
comment.  
Clause 6.4  Development in areas subject to aircraft noise 
Clause 6.4 of the QLEP (Poplars) 2013 makes provisions for developments subject to 
aircraft noise. This clause is considered relevant to the proposed development as the site is 
located within an ANEF contour of 20 or greater. The proposed commercial development 
will not result in an increase in the number of dwellings affected by aircraft noise. The 
proposal is consistent with AS 2021-2000. There are no construction requirements as the 
building is for commercial purposes. 

Yes 

Clause 6.5  Development Control Plan 
The South Jerrabomberra Development Control Plan (SJDCP) applies to the subject site 
and the proposed development. It is considered that the SJDCP provides for the matters 
specified in Clause 6.5 subclause (3) of Queanbeyan Local Environmental Plan (Poplars) 
2013. The SJDCP provides for a staging plan outlining the timely and efficient release of 
urban land, transport movement, landscaping strategies, active and passive recreation 
areas, stormwater and water quality management, environmental hazards, urban design 
controls, appropriate controls for neighbourhood commercial and retail uses, and suitably 
located public facilities and services.  

Yes 

Clause 6.6  Essential services 
Clause 6.6 of the QLEP (Poplars) 2013 requires satisfactory arrangements to be made for 
water supply, stormwater drainage, solid domestic waste, sewage, and the treatment and 
disposal of effluent. Along with the supply of electricity and suitable vehicle access.  
Development consent must not be granted to development unless the consent authority is 
satisfied that any of the following services that are essential for the development are 
available or that adequate arrangements have been made to make them available when 
required: 
(a)  the supply of water, 
(b)  the supply of electricity, 
(c)  the disposal and management of sewage, 
(d)  stormwater drainage or on-site conservation, 
(e)  suitable vehicular access. 
 
Council’s Development Engineer has assessed the proposed development and confirmed 
that the site does have suitable vehicle access and adequate services are available. 
 

Yes 

Development Control Plan 

The Queanbeyan Development Control Plan (DCP) 2012 and South Jerrabomberra Development Control Plan 
(DCP) 2015 apply to the development and a summary of the relevant provisions is provided in the following 
table. 
 

QUEANBEYAN DCP 2012 COMMENTS COMPLIES 
(Yes/No) 

Part 1  About This Development Control Plan 
 
1.8  Public Notification Of A Development Application 
The development application was notified to adjoining owners and advertised in the local 
newspaper and 30 submissions were received.  Refer to the community consultation section 
of the Staff Report for consideration of the relevant issues raised in the submissions. 

 

Yes 
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QUEANBEYAN DCP 2012 COMMENTS COMPLIES 
(Yes/No) 

Part 2  All Zones 
 
2.2 Car Parking 
 
Table 1 of Part 2.2.6 of QDCP 2012 requires a take-away food and drink premises outside 
of the CBD to have 1 space per 2 seats (internal), or 1 space per 3 seats (external) plus 
queuing area for 5 to 12 cars.  
The proposal includes 103 internal seats and 8 external seats (total of 111 seats) and 
therefore requires 37 car parking spaces. The proposal includes the provision of 37 car 
parking spaces (including 1 disabled space) plus the provision of queuing space for 12 cars. 
The application has been referred to Councils Development Engineer who has found the 
parking arrangements including access and manoeuvring areas to be satisfactory in this 
instance. 

 

Yes 

 
2.3  Environmental Management 

 
The proposed development will be required to implement management and mitigation 
measures in relation to potential environmental impacts. The building will be required to 
meet BCA requirements including incorporating measures for energy efficiency and water 
conservation. 

 
A Waste Management Plan was submitted as part of the application and adequately 
addresses waste management on the site. Council’s Waste Officer has assessed this 
aspect of the application and offered no objections to the proposal subject to the waste 
storage area being clearly labelled with areas for general waste, recycling, cardboard 
recycling etc.  

 

Yes – 
Condition 
(Waste 
Management) 

 
2.4  Contaminated Land Management 

 
The proposal is considered generally satisfactory with respect to State Environmental 
Planning Policy 55 – Remediation of Land (SEPP 55) and therefore also with respect to 
DCP clause 2.4.  The land is not known to have been used for potentially contaminating 
activities. 

 

Yes 

 
2.5  Flood Management 

 
The subject site is not flood prone. 

 

NA 

 
2.6  Landscaping 

 
A landscape plan prepared by a Category 1 landscape consultant was submitted as part of 
the application in accordance with Queanbeyan DCP. The objectives of Part 2.6 of the 
Queanbeyan DCP are create quality design and construction works of high standards that 
provide a pleasant and safe environment to all users. The proposal is considered to be 
compliant with these objectives. Landscaping proposed for the development includes a mix 
of trees within the car park and low planting shrubs and grasses to the border of the site and 
the building. Bio basin planting is proposed along the northern, western and eastern 
boundaries to assist in on-site stormwater management.  

Yes - 
Condition 
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QUEANBEYAN DCP 2012 COMMENTS COMPLIES 
(Yes/No) 

 
A condition of consent has been imposed requiring a Category 1 accredited landscape 
contractor to undertake landscape works. 
 
 
2.7  Erosion and Sediment Control 

 
An erosion and sediment control plan was submitted as part of the application. Standard 
conditions relating to site management will be imposed should development consent be 
granted. 

 

Yes - 
Condition 

 
2.8  Guidelines for Bushfire Prone Areas 
 
The subject site is identified as being bushfire prone land. As the proposal is a commercial 
development, there are no construction or site requirements for the development. 
 

NA 

 
2.9 Safe Design 

 
Objectives 

1) To afford maximum casual surveillance of developments from the street and other 
public areas, and, of the street or public areas from those developments.  

2) To control access to developments through appropriate physical barriers - thereby 
increasing the effort required to commit a crime.  

3) To ensure that there is a sense of ownership for both public and private 
development by the legitimate users of this space.  

4) To ensure that areas have the appearance of being well cared for and ‘defended’ as 
a cared for environment can reduce the committal of crime and the fear of crime.  

Controls 
a) Buildings are to be designed to overlook streets and other public areas to provide 

casual surveillance. Buildings adjacent to a public area must have at least one 
habitable room window with an outlook to that area.  

b) Pedestrians and cycle thoroughfares are reinforced as safe routes through:  

i) appropriate lighting  

ii) casual surveillance from the street  

iii) minimised opportunities for concealment  

iv) landscaping which allows clear sigh-lines between buildings and the street  

v) avoidance of blind corners  

It is considered that the proposed development is consistent with the objectives and controls 
of this part in regards to safe design. The applicant submitted a Plan of Management (POM) 
with the application. The purpose of the POM is to address the relevant CPTED principles 
and provide a plan outlining how the development will create a safe, efficient and pleasant 
environment.  
Surveillance: CCTV surveillance will be installed at the development focusing on the drive-
thru facility and cashier’s/service areas. The system will run 24 hours a day and will be 

Yes 
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monitored by staff. The POM also states that staff members will be encouraged to assist 
with passive surveillance of the site focusing on the car park. 
Lighting: Perimeter lighting will be installed around the premises and car parking area to 
prevent concealment and shadowing. Lighting throughout the car parking area and in public 
spaces must comply with AS 2890.1:2004 – Parking Facilities – Off-Street Car Parking and 
AS 1158 - Lighting for Roads and Public Spaces. A condition of consent will be imposed to 
reflect this. 
Landscaping: The submitted landscape plans show perimeter landscaping that reinforce 
the space. Additionally, the plantings chosen will be low-medium in height and therefore not 
allowing concealment of criminals. The POM states that landscaping will be regularly 
maintained with trees and shrubs trimmed away from doors and windows. 

 
 

 
2.11  Airspace Operations and Airport Noise 
 
The proposed development complies with the requirements prescribed for the site in Clause 
6.3 Airspace Operations and 6.4 Development in areas subject to Airport Noise. of the 
QLEP 2012 – see previous discussion in this assessment. 
 

Yes 

 

SOUTH JERRABOMBERRA DCP COMMENTS COMPLIES 
(Yes/No) 

PART 3 – MASTER PLAN 
3.4 Desired Future Character of Development Areas in South Jerrabomberra 
 
Poplars 
The desired future character of the Poplars will be a mix of office, light industrial, small scale 
retail, business and community uses that serve the needs of the people who live or work in 
the locality in a high quality urban designed setting.  
The Poplars Neighbourhood Centre precinct is an area of approximately 7 ha located north of 
Tompsitt Drive. It generally supports business, office and retail premises but does not include 
uses like bulky goods. This precinct has a high quality urban design that is vibrant and 
attractive. 
 
It is considered that the proposal is consistent with the desired future character of the Poplars. 
The proposal is considered to be a small scale commercial development consistent with the 
surrounding proposed uses as well as the zoning prescribed by the QLEP (Poplars) 2013. 
 

Yes 

PART 9 – SIGNAGE 
9.2 Business Identification Signs 
 
The below controls apply to signage within the South Jerrabomberra area. The prescribed 
controls set out in Part 9.2 of the SJDCP apply to signage not requiring consent. If proposed 
signage falls outside of this, development consent is required. 
 
Control 

a) 25% of the front elevation of a building on which it is displayed, with a maximum height 
of 3m or the height of the underside of any awning measured at a line at which it is 
attached to the building.  

Yes – 
Condition 
(illumination) 
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b) A minimum height of 2.6m above a road or road reserve or road.  

c) Complies with the definition of business identification sign.  

d) Securely fixed by metal supports to the premises.  

West Elevation: Two business identification signs are proposed on the west elevation. One 
of these signs (S3A) is considered to meet the requirements of exempt development under 
Part 9.2 of the SJDCP and the other sign (S5A) requires development consent. 
 
The exempt sign (S3A) has an area of approximately 3.05m² accounting for approximately 
2.3% of the building façade. The sign is located 4.5m above ground level and complies with 
the definition of a business identification sign.  
It is considered that the sign requiring development consent (S5A) is consistent with the 
objectives of this part. The proposed “McCafe” sign is 1.13m² and does not detract from the 
visual amenity of the area nor will it adversely impact motorists, pedestrians or nearby 
intersection/traffic signal. The image below depicts the sign requiring development consent. 

 
 
South Elevation: One business identification sign is proposed on the south elevation of the 
building. The sign has an area of approximately 2.4m² accounting for approximately 1.6% of 
the building façade. The sign is located 4.5m above ground level and complies with the 
definition of a business identification sign and is therefore considered to be exempt. A second 
business identification sign is located on the façade of the drive0thru structure and requires 
development consent as it is located less than 2.6m above ground level. The proposed sign 
is considered to meet the objectives of this part of the DCP and does not pose a safety threat 
top traffic or pedestrians. The sign has an area of 1.64m² and is considered appropriate for 
the development.  
 
North Elevation: There are four business identification signs proposed on the north elevation 
of the building. The signs have a combined area of 6.95m² accounting for approximately 3.5% 
of the façade. Each of these proposed signs are located at least 3m from ground level and is 
therefore considered to be exempt development.  
 
East Elevation: One business identification sign is proposed on the west elevation with a 
total area of 1.6m² accounting for 1.4% of the façade. The sign is located 4.5m above ground 
level and complies with the definition of a business identification sign and is therefore 
considered to be exempt.  
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The proposal also includes two building identification signs and a number of information signs 
such as directional, car park signage, drive thru information signage etc. Part 9.1 of SJDCP 
specifically excludes this type of signage from assessment. 
 
 
9.2 Pole (pylon) Sign 
 
Under Part 9.2 of SJDCP, to be considered as exempt development, a pylon sign is to have 
a maximum height of 10m with a maximum advertising area of 3m². The proposed pylon sign 
has a height of 9m with an advertising area of 11.24m², and therefore requires development 
consent. It is noted that the pylon sign does not contain any advertising signage as it is made 
up of business identification and building identification signs. The applicant has supplied a 
justification for the area of the proposed pylon sign. 
 
Applicant 
While there are no specific objectives for pole signs, the objectives of Part 9 of the SJDCP 
have been relied upon to provide the following justification: 

1. The proposed pole sign is to be located in the south western corner of the site fronting 
Tompsitt Drive. This is considered an orderly approach which will identify the site to 
passers-by on this road. No additional pole signs are proposed at the entrance 
driveways to ensure an orderly standard is maintained and the number of pole signs 
is restricted. It is also noted that the pole sign is proposed to be located at the furthest 
location away from the existing residential neighbourhoods of Jerrabomberra and will 
be buffered by both the proposed McDonald’s Operation and also future development 
within the subject subdivision; 

2. The placement of the pole sign at the rear corner of the site (south-west) is not 
considered to detract from the built form, especially when viewed from the entrance 
which is located at the opposite corner of the site (north-east); 

3. The proposed pole sign is considered suitable to the site, given the proposed use and 
context of the locality, therefore unlikely to detract from the streetscape or adjacent 
open space. As noted above, the McDonald’s has been suitably designed to ensure 
there is no signage clutter or visual disorder and is generally in line with SEPP64 
considerations;  

4. The proposed area of the pole sign is considered acceptable as the sign will be 
suitably setback from the road, appropriately illuminated in line with Australian 
Standards and reflect a nation-wide known logo. Given the generally familiar and clear 
design, the pole sign area is not considered to result in a distraction for passing 
motorists or pedestrians, but rather inform passers-by of the sites location and use.  

5. Further to the above the proposed will not interfere with the operation of traffic control 
signs and signals.  

Assessing Officer 
The proposed pole sign is considered to be appropriate given the proposed use and the 
context of surrounding development immediately adjoining the subject site. The B1 
Neighbourhood Centre zoning for the site allows for commercial development and it is 
considered reasonable to expect associated signage such as is proposed to be located on 
the site.  
It is considered that the proposed pole sign will not detract from the streetscape nor the built 
form. The sign is proposed to be located in the south-west corner of the site approximately 
30m from Tompsitt Drive. 

Yes – 
Condition 
(illumination) 
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The proposed McDonalds building has a total height of 7.3m with the proposed pole sign 
having a total height of 9m, therefore, it is considered that the sign will not dominate the skyline 
nor the building. Some landscaping both on the subject site as well as Lot 6 (owned by the 
developer with the intent of future development) will assist in softening the streetscape 
impacts of both the building and the signage. There is a 7m landscaping buffer in between 
the property boundary of Lot 6 and the subject site, creating a significant setback to Tompsitt 
Drive.   
The proposed pole sign is to be illuminated and a condition of consent will be imposed 
requiring the illumination to comply with the provisions of the relevant Australian Standard. 
 
The proposed pole sign is similar in height to signage associated with adjoining commercial 
development. A Development Co-ordination Review (Pre-lodgement meeting) has been 
conducted for Lot 1 with a DA for a service station expected. The plans submitted for this 
meeting indicated an 8m high pylon sign is to be proposed in the south-west corner of this lot. 
DA-505-2018 for a take away food and drink premises on Lot 3 is currently being assessed 
by Council. It is noted that a pole sign is also proposed on this lot. The pole sign on Lot 3 is 
proposed to be 8.5m high and is located on the south-west corner of the lot. 
 
The proposed pole sign will have minimal impact on nearby residential to the east of the 
subject site. Residential development on Stella Place and Miles Place will be screened form 
the development via a 3.5m high acoustic wall and planting to be constructed as part of the 
subdivision works along the eastern boundary of Lot 6. This screen does not extend to 
Franklin Court, however, the proposed sign will be located over 150m from the nearest 
residential dwelling house and will be partially screened by the proposed KFC premises and 
proposed medical centre. 
 
As such, it is considered that the proposed pole sign is appropriate for the use of the site. The 
sign is unlikely to have adverse impacts on the streetscape and is unlikely to cause disruption 
to motorists and pedestrians nor is it likely to have a significant adverse impact on nearby 
residential development. 
 
9.2 Flush Wall Signs 
 
The following requirements are to be met for flush wall signage to be considered exempt 
development.  

a) One per occupancy. 
b) Maximum area of 3m² for side wall and 1.5m² for front wall. 
c) Minimum 2.6m above footpath pavement level. 
d) Do not obscure architectural feature. 

 
The proposal includes two flush wall signs comprising of the McDonalds letterset and 
therefore are not exempt development and require development consent that forms part of 
this application. The McDonalds lettersets have an area of 3.1m² each and are both located 
more than 2.6m above the ground level and do not obstruct an architectural feature. It is 
considered that the proposed flush wall signs are consistent with the objectives of SEPP 64 
and the SJDCP. The proposed signs are considered to be of an appropriate scale and dot not 
detract from the amenity of the site.  
 

Yes 

PART 10 – NEIGHBOURHOOD CENTRE 
10.2 Overall Desired Future Character 
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Development within the neighbourhood centre shall be sensitive to the character of the local 
area and shall enhance the local residential and environmental amenity through appropriate 
and sustainable urban design.  
The Neighbourhood Centre will be designed to be attractive and safe for pedestrians. Public 
spaces shall be landscaped and articulated with street furniture and lighting and allow for 
active and passive recreation and/or spillout zone from adjoining retail or other uses. 
 
Response: It is considered that the proposal is sensitive to the character of the local area. 
The subject site is located within an area zoned as a neighbourhood centre with commercial 
development being the expected character. The proposal is sensitive to nearby residential 
development with the construction of a 3m high noise barrier along the eastern boundary of 
the subdivision site. Additionally, a 1.3m high boundary fence will be constructed along the 
eastern boundary of the subject site. This fence will act as an acoustic and light barrier to 
nearby residential development. 
 
This particular application does not directly address pedestrian links, however, the subdivision 
site has been provided with pedestrian pathways that are intended to be linked with the future 
development within the neighbourhood centre. 
 
10.3 Signage 
 
Objectives 

1)  To ensure that signage (including advertising): 

i) Is compatible with the desired amenity and visual character of an area.  

ii) Provides effective communication in suitable locations.  

iii) Is of high quality design and finish.  

It is considered that the proposed signage is compatible with the desired amenity and visual 
character of the area. The subject site and its immediate surrounds are zoned B3 
Neighbourhood Centre. Commercial development such as is proposed is permissible and 
therefore it is expected that such development will occur. Additionally, the proposed signage 
(including one advertising sign) are in suitable locations and are of a high quality design and 
finish.  
 

2) Maintain uniformity and orderly standards for advertising structures, as well as 
controlling the number and types of advertisements.  

Uniformity of signage is maintained via the application of planning instruments and policies 
such as SEPP 64 and South Jerrabomberra DCP.  
 

3) Ensure that the placement and design of advertisements and advertising structures 
are consistent with the architectural theme and design of a building and that such 
advertisements are not placed on prominent architectural features of a building 
including gables or the like.  

No advertising signs are proposed on the building itself. The building has a number of 
business and building identifications signs on each of the facades. The signs are considered 
to be small in nature and do not dominate the architectural style of the structure. 
 

Yes 
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4) Ensure that advertisements and advertising structures do not detract from the 
streetscape and waterscape of the locality, nor lead to visual clutter through the 
proliferation of such advertisements.  

5) Ensure that advertisements and advertising structures do not constitute a traffic 
hazard to motorists and pedestrians.  

6) Ensure that advertisements and advertising structures do not interfere with the 
operation of traffic control signs and signals.  

As stated previously, there is only one advertising structure/sign proposed as part of this 
application. The remainder of signage is made up of business identification signage, building 
identification signage, information signage and direction/way finding signage. The proposed 
advertising structure is a banner hanging in between the flag poles located on the southern 
side of the subject site facing Tompsitt Drive. The advertising sign (banner) is 3m x 0.9m and 
is unlikely to detract from the streetscape nor be considered a traffic hazard to motorists and 
pedestrians. It is considered that the proposed signage will not interfere with the operation of 
traffic control signals. The proposed signage is more than 50m from the nearest intersection 
and is over 25m from Tompsitt Drive. 
 

7) Ensure equal viewing rights where practical, for all advertisements and advertising 
structures, and to ensure that such advertisements are affixed and maintained in good 
structural condition at all times.  

8) Reduce the proliferation of advertisements and advertising structures by requiring 
rationalisation of existing and proposed advertisements and the use of common 
directory boards in proposed and existing multi occupancy developments.  

It is considered unlikely that proposed signage will effect equal viewing rights and it will be the 
responsibility of the land owner to maintain signage in good structural condition. 
 
10.4 Safety and Security 
 
Objectives 

1) To create an environment in which people feel safe to walk during the day and night.  

2) Enhance public safety by reducing opportunities for crime to occur.  

3) Improve observation of public and private spaces.  

4) Optimise the use of public spaces and facilities by the community.  

5) Promote the design of safe, accessible and well maintained buildings and spaces.  

Controls  
a) Comply with the relevant controls in Clause 2.2 of the Queanbeyan Development 

Control Plan 2012. 

Please see assessment against Part 2.2 of Queanbeyan Development Control Plan 2012. 
 

Yes 

10.5 Site Car Parking 
 
Controls 

a) Comply with the relevant controls in Clause 2.2 of the Queanbeyan Development 
Control Plan 2012. 

 
See assessment against Part 2.2 of QDCP 2012. 

Yes 
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APPENDIX 4 – AIRCRAFT NOISE ASSESSMENT GUIDELINES 
Non-Habitable Residential Buildings or Structures 
 
Non-habitable residential buildings or structures (Class 10 buildings under the Building Code 
of Australia) are not required to comply with the provisions of AS 2021-2015. 
 
The subject site is affected by ANEF Contour 20 and partially affected by ANEF Contour 25. 
The proposed take away food and drink premises is not considered to be a habitable 
residential building. 
 

NA 

 

Additional Planning Considerations 

The following additional planning matters apply to the development: 
 

MATTERS FOR CONSIDERATION COMPLIES 
(Yes/No) 

Environmental Planning and Assessment Act Regulation 2000 
 
The provisions of any matters prescribed by the Regulations, which apply to the land to which 
the development application relates, must be considered. 
 

Clause 92 - Australian Standard AS 2601-1991 (Demolition of Structures). 
Clause 93 - Fire Safety Considerations (change of use of an existing building). 
Clause 94 - Fire Safety Considerations (rebuilding/altering/enlarging/extending existing 
building). 
Clause 94A Fire Safety Considerations (temporary structures). 
 

Not applicable. 
 

 

The Likely Impacts of the Development 
 
Context and Setting – The proposed development is considered to be compatible with the 
context and setting of the subject site. The subject site is located in a newly-created 
subdivision for the purposes of a neighbourhood centre. The expected development within 
this area is small-scale commercial. Concerns have been raised by the community 
regarding impacts upon the nearby residential development. Measures and conditions have 
been implemented into the design and development consent to mitigate any potential 
impacts. 

Yes 

 
Access, Transport and Traffic - Traffic modelling and service requirements for the 
subdivision were assessed under DA-192-2016. It is considered that traffic generation 
resulting from the proposed development is unlikely to exceed service delivery. It is noted 
that discussions are being had between Council and the developer regarding the Tompsitt 
Drive intersection. This does not impact upon this application. 

Yes 

 
Public Domain - The proposed development will not adversely impact on public recreational 
opportunities, pedestrian links or access to public space. 

Yes 
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Utilities - The site is serviced with water, sewer, electricity and telecommunication services. Yes 

 
Heritage - The proposed development will have a minimal impact in relation to heritage. The 
site is not heritage listed, is not adjacent to a heritage item and is not located within a 
Heritage Conservation Area. 

Yes 

 
Other Land Resources - The proposed development will not affect the future use or 
conservation of valuable land resources such as: productive agricultural land; mineral and 
extractive resources; and water supply catchments. 

Yes 

 
Water - The proposed development will have minimal impact on the conservation of water 
resources and the water cycle. 

Yes 

 
Soils - The proposed development will have minimal adverse impact on soil conservation.  
The soils are suitable for the development. 

Yes 

 
Air and Microclimate - The proposed development will have minimal impact on air quality 
and microclimatic conditions and will be conditions to prevent air pollution such as dust 
where required. 

Yes 

 
Flora and Fauna - The proposed development will have a minimal impact in relation to the 
maintenance of biodiversity in the area.  There are no known listings of critical habitat, 
threatened or endangered species, populations, ecological communities or their habitats on 
or in close proximity to the site. There is no vegetation removal associated with this 
application, as vegetation removal was assessed under the development application for the 
subdivision.  

Yes 

 
Waste - adequate waste facilities are available for the proposed development. Council’s 
Waste Officer has confirmed this. 

Yes 

 
Energy – A Basix Certificate was not required to be submitted as part of this application as it 
is not a residential structure. A Section J report will be required to be submitted as part of 
the Construction Certificate process including energy efficiency measures. 

Yes 

 
Noise and Vibration – Given the proposed development is to operate 24 hours a day, there 
is potential for it to impact upon nearby residential development. A Noise Assessment 
prepared by Muller Acoustic Consulting was submitted as part of the application.  
 
The report assessed noise generating activities during three periods being day, evening and 
night. The noise generating activities assessed were; 

• Customer light vehicles; 
• Truck consumable deliveries; 
• Waste collection; and 
• Mechanical plant. 

 
The noise assessment was conducted with due regard to the EPA’s Noise Policy for 
Industry (NPI) 2017 and the NSW Department of Environment and Climate Change – NSW 
Interim Construction Noise Guideline (ICNG July 2009). Noise receivers were placed at 
nearby residential dwelling houses and commercial areas. The trigger/criteria for noise 
levels at the residential receivers were 48dBA during the day, 45dBA in the evening and 
35dBA at night. The predicted noise level at each of the residential receivers was compliant 

Yes 
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with the Noise Policy for Industry document. During the day, the highest predicted noise 
level was 35dBA, 35dBA in the evening and 34dBA at night. The highest predicted levels 
were recorded at Receiver R8, the closest receiver to the development located on the 
northern side of Franklin Court. The predicted noise levels at the commercial receivers were 
less than 30dBA and also complied.  
 
The results of the assessment concluded that the emissions from the project would satisfy 
the relevant criteria at all assessed receivers for all assessed periods. Additionally, sleep 
disturbance is not anticipated as emissions from the project are predicted to remain below 
the EPA criteria. 
 
The submitted report recommends that a 1.3m high acoustic fence/barrier be constructed on 
the eastern boundary of the subject site as well as mechanical plant being located on the 
rooftop with an impervious barrier that extends above the top of the plant by 0.6m. The 
application will be conditioned to comply with the noise assessment as well as incorporate 
its recommendations. Additionally, a condition will be placed on the consent requiring a 
noise assessment to be submitted 3 months after the issuing of an occupation certificate to 
ensure compliance with the submitted noise assessment and relevant noise control 
legislation. 
 
In addition to this, given the proximity of the proposed development to the nearby residential 
development, a condition of consent has been imposed on the proposal requiring all 
loading/delivery of goods and waste collection to not occur during the night time period 
being 10pm to 7am. 
 
 
Natural Hazards – The subject site is identified as being bushfire prone land. The proposal 
is not a residential building and therefore is not required to be built to bushfire construction 
requirements. 

Yes 

 
Technological Hazards – There are no known technological hazards on site. Yes 

 
Safety, Security and Crime Prevention – The application has been assessed with regards to 
CPTED principles. See assessment against Part 2.9 of QDCP for detail. 

Yes 

 
Social Impact in the Locality – It is considered that the proposed development is unlikely to 
have a significant  

Yes 

 
Economic Impact in the Locality – It is considered that the proposed development will have 
minimal economic impact in the locality. Whilst the proposal will bring competition to existing 
and future commercial premises in the locality, it can be said that the proposal will also bring 
employment opportunities.  

Yes 

 
Site Design and Internal Design - The site design and internal design of the development 
has been assessed under the QDCP 2012.  The proposed design is considered to be 
satisfactory. 

Yes 

 
Construction - The construction stage of the proposed development will have the potential to 
impact on adjoining properties and the environment for a short period of time.  Any approval 
will be conditioned to ensure construction activities do not unreasonably impact on the 
adjoining properties and their occupants and the environment by way of noise, erosion and 
the like.  These conditions are standard Council conditions of development consent. 

Yes 
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Cumulative Impacts - Cumulative impacts relate to the small impacts of developments in an 
area that when considered in unison can result in detrimental impact on the natural or built 
environment. It is considered unlikely that the proposed development will result in adverse 
cumulative impact. 

Yes 

The Suitability of the Site for the Development 
 
Does the proposal fit in the locality? – The locality is a mix of residential development and a 
small scale neighbourhood shops development. The proposal is the first application within 
the Poplars development and is considered to be consistent with the locality. The subject 
site is zoned B1 Neighbourhood Centre in which commercial development such as is 
proposed is permissible with consent, and therefore it is considered the proposal will fit in 
with surrounding land uses. 
 

Yes 

 
Are the site attributes conducive to development? – Site attributes such as configuration, 
size and slope, are considered to be generally conducive to the proposed development. 
 

Yes 

Have any submissions been made in accordance with the Act or the Regulations? 
 
Public Submissions – The application was notified to adjoining owners and a notice was put in the local 
newspaper for 14 days in accordance with Part 1 of the QDCP 2012. 24 submissions were received. For 
detailed response to the issues raised, please see engagement section of the Staff Report.  
 
Submissions from Public Authorities – The application was not required to be referred to 
public authorities for comment. 

 

The Public Interest 
The public interest is served through the detailed assessment of this development 
application under the relevant local planning controls and legislation and consideration of 
any submissions received relating to it by Council. The proposed development is not 
considered to be contrary to the public interest. 

Yes 

Government and Community Interests 
It is considered that government and community interests will not be adversely affected by 
the proposed development.   

Development Contributions 
 
Section 7.11 Contributions 
The South Jerrabomberra Local Contributions Plan 2018 applies to the proposal as it is 
located in the Poplars precinct. The plan applies to retail, commercial and other non-
residential development (including subdivision of land), where that development would 
create a net increase in demand for the public amenities and services to be provided under 
this plan.  
 
Table 3 - Non Residential Contribution Rates Per Hectare  
North Poplars = $150,311.46/ha 
 
Subject site area of 3108m² - 0.3108ha 
0.3108 x $150,311.46 = $46,716.80  
*this figure has not been indexed and will be subject to previous and future CPI increases* 
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MATTERS FOR CONSIDERATION COMPLIES 
(Yes/No) 

 
Table 4: Development exempt from the need to pay a contribution 
Table 4 states that development where a contribution has previously been paid for the same 
development at the subdivision stage under a predecessor plan. No Section 7.11/94 
contributions were paid under this plan under Development Application 192-2016, therefore, 
the above contributions are applicable. 
 
Section 64 Contributions 
The subject land has not been developed prior to the Poplars Subdivision nor had an 
approved use under its current zoning. With the construction of the subdivision, Council 
incorrectly applied a rate of 1 Equivalent Tenement (ET) per lot created (crediting 1 ET to 
the development for the previous use) and charged Section 64 contributions accordingly. As 
such, the subject lot technically only has a credit of 1 ET for both water and sewer. The rate 
that should have been applied is 15 ETs per Ha in accordance with the recommendation of 
the Water Directorate for light industry with unknown future use. To prevent prohibitive S64 
contributions due to Council’s error, it is recommended that the site should be granted a 
credit in accordance with the light industry rate. 
 
The “Water Directorate Section 64 Determination of Equivalent Tenements Guidelines 2017’ 
was used to determine the appropriate rates to calculate the resultant ETs for the 
development. 
 
The following table provides calculations for the applicable ETs: 

Item No of Units ETs per Unit ETs 
Water    

Fast food/takeway 
w/ amenities. 

483 m2 GFA 0.03 14.49 

Allow for existing 
lot 

0.311 Ha 15 - 4.67 

Total ETs    

Total Water ET Contributions Payable for this development: + 9.82 

    

Item No of Units ETs per Unit ETs 
Sewer    

Fast food/takeway 
w/ amenities 

483 m2 GFA 0.05 24.15 

Allow for existing 
lot 

0.311 Ha 15 - 4.67 

Total ETs    

Total Sewer ET Contributions Payable for this development: + 19.48 

 
Water Contribution Jerrabomberra Zone: 9.82ET = $90,211.68 
Sewer Contribution West Zone: 19.48ET = $28787.99 
 
Total Section 64 Contributions Required: $118,999.67 
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PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE 
(BUILDING) 
 
1. SUBMIT AN APPLICATION FOR TRADE WASTE (C5) 

Prior to the issue of the Construction Certificate (Building) a Trade Waste 
Application (C5) to install a waste treatment device or devices must be 
submitted to, and approved by, Council.  The waste treatment devices 
proposed must be able to cater for discharges from the following sources: 

(a) Kitchen 
 
The application must include the following details; 

(a) Details and location of all processes, tanks, pits and apparatus 
associated with the generation of trade waste and, 

(b) Specifications of the treatment system including capacity/dimensions, 
material of construction and lining of the proposed pre-treatment 
facilities and, 

(c) Details of pipes and floor drainage conveying the waste and, 
(d) A detailed sewage drainage plan. 

 
REASON:  To ensure compliance with Section 68 of the Local Government Act 
1993, Council’s Policy for Discharge of Liquid Trade Waste into Council’s Sewer 
2004/05 and to protect Council’s Sewerage System.  (56.11) 
 
Note: For further information regarding Trade Waste treatment and discharge 
please contact Council’s Trade Waste Officer. 

 
2. SUBMIT A CONSTRUCTION MANAGEMENT PLAN 

Prior to release of any Construction Certificate (Building) a Construction 
Management Plan for the management of soil, water, vegetation, waste, noise, 
vibration, dust, hazards and risk for the construction works must be submitted 
to, and endorsed by, Council.  The plan must: 

(a) describe the proposed construction works and construction program 
and, 

(b) set standards and performance criteria to be met by the construction 
works and, 

(c) describe the procedures to be implemented to ensure that the works 
comply with the standards and performance criteria and, 

(d) identify procedures to receive, register, report and respond to 
complaints and, 

(e) nominate and provide contact details for the persons responsible for 
implementing and monitoring compliance with the plan. 

 
REASON: To ensure that satisfactory measures are in place to provide for 
environmental management of the construction works.  (56.16) 
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PRIOR TO COMMENCEMENT 
 
3. BUILDING CONTRIBUTIONS TO BE PAID 

 
Prior to the lodgement of the Notice to Commence Building Work and 
Appointment of a Principal Certifying Authority the contributions specified in 
Schedule 1 of this consent must be paid to Council under the provisions of 
Section 7.11 of the Environmental Planning and Assessment Act 1979, Section 
64 of the Local Government Act 1993 and Division 5 of Part 2 of Chapter 6 of 
the Water Management Act 2000. 
 
REASON:  To provide for the funding of augmentation and provision of services 
and community facilities. (57.02) 
 

4. CONSTRUCTION CERTIFICATE (BUILDING) TO BE ISSUED 
The erection of a building in accordance with the development consent must 
not be commenced until a Construction Certificate has been issued by Council 
or an Accredited Certifier. 
 
REASON: To satisfy the requirements of Section 81A of the Environmental 
Planning and Assessment Act 1979.  (57.03) 
 

5. SUBMIT NOTICE OF COMMENCEMENT OF BUILDING WORK 
A Principal Certifying Authority for the building work must be appointed and 
the Principal Certifying Authority must, no later than two days before the 
building works commences, notify Council of his or her appointment.  
 
REASON: To satisfy the requirements of Section 81A of the Environmental 
Planning and Assessment Act 1979. (57.04) 
 

6. ERECT A SIGN FOR ANY DEVELOPMENT WORKS 
A sign must be erected and maintained in a prominent position on any site on 
which building, subdivision or demolition work is being carried out; 

(a) Showing the name, address and telephone number of the Principal 
Certifying Authority for the work. 

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

(c) Stating that unauthorised entry to the work site is prohibited. 
 
REASON: To satisfy the provisions of Clause 136B and 227A of the 
Environmental Planning and Assessment Regulation 2000.  (57.08) 
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7. PROVIDE WORKERS TOILET FACILITIES  
Adequate toilet facilities for workers must be provided at or in the vicinity of 
the work site. 
 
REASON:  To provide suitable and hygienic toilet facilities for use by people 
visiting or working on the site. (57.09) 
 

8. SUBMIT AN APPLICATION FOR TRADE WASTE (C4) 
Prior to the commencement of any building work or the approved land 
use a Trade Waste Application (C4) for disposal into sewer must be 
submitted to, and approved by, Council. 
 
REASON:  To ensure compliance with Section 68 of the Local Government Act 
1993, Council’s Policy for Discharge of Liquid Trade Waste into Council’s Sewer 
2004/05 and to protect Council’s Sewerage System.  (57.10) 
 

9. SUBMIT A TRAFFIC MANAGEMENT PLAN 
Prior to work commencing a Traffic Management Plan for the construction 
works must be submitted to, and approved by, Council under the provisions of 
Section 138 of the Roads Act 1993. 
 
REASON: To ensure that adequate arrangements are made for traffic and 
pedestrian safety during the construction works.  (57.13) 

SITE MANAGEMENT DURING DEMOLITION AND 
CONSTRUCTION 
 
10. PROVIDE WASTE STORAGE RECEPTACLE 

A waste receptacle must be placed on the site for the storage of waste 
materials. 
 
REASON:  To prevent pollution of surrounding areas. (58.02) 

 
11. INSTALL EROSION AND SEDIMENT CONTROLS 

Erosion and sediment controls must be installed on the site and maintained 
during the construction period. 
 
REASON:  To prevent soil erosion, water pollution and the discharge of loose 
sediment on surrounding land.  (58.03) 
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12. HOURS OF OPERATION FOR WORKS 
All works associated with the demolition and/or construction of this 
development must be carried out between the following hours: 
 

Weekdays: 7.00am to 6.00pm  
Saturdays: 8.00am to 4.00pm 
Sundays and Public Holidays: NIL 

 
REASON:  To reduce the chance of offensive noise being created and to minimise 
the impacts of the development in its locality. (58.04) 

 
13. WORK ON ADJOINING LAND IS LIMITED 

The verge and other adjoining lands must not be used for storage of materials 
or disturbed by construction activities except for: 

(a) Installation of a temporary, stabilised construction access across the 
verge. 

(b) Installation of services. 
(c) Construction of an approved permanent verge crossing. 

 
REASON:  To minimise interference with the verge and its accessibility by 
pedestrians.  (58.05) 

 
14. REPAIR DAMAGED PUBLIC PROPERTY 

All damage caused to public property during the establishment of the 
development must be repaired or reinstated prior to the issue of any 
Occupation Certificate. 
 
REASON:  To ensure that all public property in the vicinity of the development is 
maintained in its pre-development condition. (58.06) 

 
15. WORKS SITES TO BE FENCED 

A fence must be erected between the development site and public places before 
commencement of any other work. 
 
REASON:  To ensure that an effective barrier is provided to preserve the safety of 
people and property in public places. (58.07) 

 
16. TEMPORARY VEHICLE ACCESS 

Temporary vehicle access to the site must be stabilised to prevent the tracking 
of sediment onto the roads and footpath. Soil, earth, mud or similar materials 
must be removed from the roadway by sweeping, shovelling, or a means other 
than washing, on a daily basis or as required. Soil washings from wheels must 
be collected and disposed of in a manner that does not pollute waters. 
 
REASON:  To minimise transfer of soil from the site onto the road pavement.  
(58.08) 
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GENERAL CONDITIONS 
 
17. HOURS OF OPERATION 

The approved hours of operation for the use are twenty-four (24) hours a day, 
seven (7) days a week.  
 
All loading/delivery of goods and waste collection is to occur between 7am and 
10pm.  

 
REASON: To provide operating hours for the use. (59.01) 
 

18. IN ACCORDANCE WITH THE APPROVED PLANS 
The development must be carried out generally in accordance with all of the 
documents accompanying the development application and with the plans 
bearing the Council approval stamp, and any amended plans approved under 
subsequent modification(s) to the development consent, except where varied 
by notations made in red ink by Council or conditions of approval.  
 
In the event of any inconsistency between conditions of this consent and the 
drawings/documents referred to above, the conditions of this consent prevail. 
 
REASON:  To ensure the development is completed in accordance with the 
approved plans and the development consent.  (59.02) 
 

BUILDING 
 
19. COMPLY WITH THE BUILDING CODE OF AUSTRALIA 

All building work must be carried out in accordance with the requirements of 
the Building Code of Australia. 
 
REASON:  This is a prescribed condition under the provisions of clause 98 of the 
Environmental Planning and Assessment Regulation 2000.  (60.02) 
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20. ALL WORKS TO BE CONFINED TO THE SITE 
All excavation, backfilling, construction and other activities associated with 
the development must:- 

(a) Be carried out entirely within the allotment boundaries unless 
otherwise approved by Council. 

(b) If within one metre of the verge, the site must be protected by a 
hoarding which must be erected prior to the commencement of the 
demolition works. 

(c) Be kept clear of stormwater, sewer manholes and service easements 
on the site. 

 
REASON: To ensure that all development activity associated with the development 
does not pose a hazard to life or property and that the effectiveness of public 
services is not impaired. (60.05) 

 
21. SUBMIT SURVEY PLAN SHOWING BOUNDARY SETBACKS 

The building must be set out by a Registered Surveyor in accordance with the 
datum shown on the approved plans.  A survey plan that identifies the location 
of the building in relation to the allotment boundaries must be prepared upon 
completion of the base course brickwork and then be submitted to the 
Principal Certifying Authority. 
 
REASON:  To ensure building has been sited in accordance with the approved 
plans. (60.08) 

 
FIRE SAFETY MEASURES 
 
22. SUBMIT FINAL FIRE SAFETY CERTIFICATE 

At the completion of works, a Final Fire Safety Certificate detailing each 
essential fire safety measure provided in the building must be issued by the 
owner and must be submitted to Council.  Copies the certificate must also be 
given to the Fire Commissioner and be prominently displayed in the building. 
 
REASON:  To ensure compliance with the Environmental Planning and 
Assessment Regulation 2000.  (61.02) 

 
23. SUBMIT ANNUAL FIRE SAFETY STATEMENT 

Each year, the owner of the building must submit to Council an Annual Fire 
Safety Statement for the building.  The Annual Fire Safety Statement must 
address each Essential Fire Safety Measure in the building. 
 
REASON:  To ensure compliance with the Environmental Planning and 
Assessment Regulation 2000.  (61.03) 
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CARPARKING AND ACCESS 
 
24. CAR PARKING TO COMPLY WITH AS2890 

All car parks must comply with AS2890 – 2004 Parking Facilities. 
 
REASON:  To provide adequate off-street car parking.  (66.04) 

 
25. ALL SURFACES TO BE CONCRETE OR BITUMEN SEALED 

All parking spaces, loading bays, driveways and turning aisles must be 
concrete or bitumen sealed, with all parking spaces line marked. 
 
REASON:  To ensure car parking spaces are functional prior to use of the premises.  
(66.06) 

 
SAFER BY DESIGN 
 
26. LIGHTING IN CAR PARKS AND PUBLIC SPACES 

Lighting throughout the car parking area, in public spaces and illuminated 
signage must comply with AS 2890.1:2004 – Parking Facilities – Off-Street 
Car Parking, AS 1158 - Lighting for Roads and Public Spaces, and AS 
2482:2019 – Control of the Obtrusive Effects of Outdoor Lighting. 
 
REASON:  To ensure the provision of adequate lighting within the development.  
(71.02) 

 
ADVERTISING AND BUSINESS/BUILDING IDENTIFICATION 
SIGNAGE 
 
27. REMOVE DAMAGED OR OBSOLETE SIGNS 

The sign(s) allowed by this consent must be removed if the signage becomes 
obsolete or is in a state of disrepair. 
 
REASON:  To ensure that obsolete signs and signs in poor condition are not left on 
buildings. (72.04) 

 
LANDSCAPING 
 
28. LANDSCAPING WORKS COMPLETED BY AN ACCREDITED 

CONTRACTOR 
All landscaping must be completed by a Council accredited Category 1 
landscape contractor in accordance with approved landscape plan bearing the 
Council approval stamp.   
 
REASON:  To help ensure a high standard of landscape works.  (73.02) 
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FOOD 
 
29. CONSTRUCTION AND FITOUT REQUIREMENTS 

Food preparation, sale and storage areas must be constructed and fitted out to 
comply with the requirements of the: 

(a) Food Act 2003; 
(b) Food Regulations 2015; 
(c) Australia New Zealand Food Standards Code; and 
(d) AS1668.2 – The use of ventilation and air conditioning in buildings – 

Part 2:  Ventilation design for indoor air contaminant control 
 
REASON:  To ensure safe and hygienic food preparation/storage and compliance 
with Food Act 2003 and Regulations 2015, Food Standards Code and relevant 
Australian Standards.  (75.02) 

 
ENVIRONMENTAL 
 
30. SIGNAGE FOR WASTE STORAGE AREA 

Appropriate signage must be provided in the waste storage area advising of 
the kinds of waste that can be disposed of in the bins. 
 
The sign must be; 

(a) Clearly visible, and 
(b) Made of durable and weather-proof material. 
 

In addition, appropriate signage must be placed on the external wall/door of 
the waste storage area to identify it. 
 
The waste storage area is to be secure and not accessible to the public. 
 
REASON:  To provide information to users of the building and reduce the level of 
contamination found in the waste bins.  (76.02) 
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31. THREE MONTH ACOUSTIC REPORT – COMPLIANCE 
Within three months of the date of any Occupation Certificate being issued, an 
acoustic report prepared by a suitably qualified, experienced and independent 
person must be submitted to Council. 
 
The report must: 

(a) Assess how compliance with the recommendations of Noise 
Assessment (MAC170574RP1V01) prepared by Muller Acoustic 
Consulting Pty Ltd has been achieved, and 

(b) Include an assessment of the level of noise generated from all noise 
sources and cumulative noise sources on the site, and 

(c) Identifies all reasonable and feasible measures that could be 
implemented on the site to reduce noise impacts, and 

(d) Assess the likely effectiveness of these measures. 
 
Any measures recommended in the acoustic report to reduce noise impacts 
must be implemented. 
 
REASON: To ensure noise levels generated from activities on the site are not 
excessive and do not impact on surrounding sensitive receptors. To ensure 
compliance with the recommendations of the acoustic report submitted prior to the 
issue of the development consent.  (76.05) 

 
PRIOR TO ISSUE OF OCCUPATION CERTIFICATE 
 
32. SUBMIT FOOD BUSINESS REGISTRATION FORM 

The proprietor of the food business must complete a Council “Food 
Registration Form” and submit it to Council prior to sale of food commencing. 
 
REASON: To ensure correct information to be gathered on the Food Premises so as 
to maintain the list of food business that Council is required to maintain as per 
section 106 of the Food Act 2003.  (78.20) 

 
33. DESIGNER’S CERTIFICATION OF STORMWATER MANAGEMENT 

Prior to the issue of any occupation certificate, certification of the as-built 
stormwater management system, in accordance with the requirements of 
Council’s Design Specifications D5 and D7, is to be provided to Council by the 
system designer. 
 
REASON:  To ensure that the as-built stormwater management system meets the 
requirements of Council’s design specifications.  (78.01) 
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34. INSTALLATION OF LIGHT BARRIER PRIOR TO OCCUPATION 
A suitably designed and constructed light barrier must be installed along the 
eastern boundary of the lot of an adequate height to prevent light pollution 
from cars that will be utilising the 24 hour drive through service during night 
time hours.  
 
The barrier may double as an acoustic barrier as long as it is able to maintain 
both the acoustic reduction and light prevention qualities. 
 
REASON:  To prevent light polution from the 24 hours drivethrough service 
impacting local residents .  (78.01) 

 
ON-GOING MANAGEMENT OF THE DEVELOPMENT 
 
35. MAINTENANCE OF STORMWATER MANAGEMENT SYSTEM 

The on-site stormwater quantity (on-site detention) and quality management 
system is to be maintained such that the system operation is able to meet the 
requirements of Council’s Design Specifications D5 and D7 in an ongoing 
capacity. 
 
REASON:  To ensure the continual effectiveness of the on-site stormwater 
management system. (79.01) 

 
36. MAINTAIN CAR PARKING AREAS AND DRIVEWAY SEALS 

All sealed car parking areas, loading bays, manoeuvring areas and driveways 
must be maintained in a trafficable condition. 
 
REASON: To ensure car park areas are useable.  (79.02) 

 
37. KEEP CAR PARKING AREAS FREE FOR PARKING 

The operator of the development must ensure that all vehicles associated with 
the development are parked within the site in the approved car parking area 
as line marked. 
 
REASON:  To ensure that the car parking provided on site is used for the 
development.  (79.03) 

 
38. VEHICLE AND GOODS STORAGE CONFINED TO THE SITE 

All loading and unloading activities in connection with the development must 
be carried out wholly within the site and all goods and vehicles associated with 
the development must be accommodated wholly within the site. 
 
REASON:  To ensure free flow of vehicular and pedestrian traffic on the road and 
the verge. (79.04) 
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39. CAR PARKING SPACES TO BE KEPT FREE AT ALL TIMES 
All car parking spaces, loading and unloading areas, vehicle manoeuvring and 
driveway areas must not be used for the storage of any goods or materials and 
must be available for their intended use at all times. 
 
REASON:  To ensure such areas are available for occupants and visitors of the site.  
(79.05) 
 

40.  COMPLY WITH PLAN OF MANAGEMENT 
The development is to comply with the submitted Plan of Management dated 
August 2018.  

 
REASON: To ensure the development has a plan of management regarding security 
and safety, access control, space management and other operating procedures. 
(79.01)  

 
PLUMBING AND DRAINAGE 
 
41. STORMWATER DISPOSAL REQUIREMENTS 

All stormwater from the site must be trapped and piped to the existing 
stormwater system via an on-site detention system, in accordance with the 
approved plans, to limit the discharge from the site to the pre-development 
rates for the 20% and 1% Annual Exceedance Probability storm events. 
 
REASON:  To provide satisfactory stormwater disposal.  (80.08) 

 
42. PROVIDE WATER SERVICE AND WATER METER 

A new main water meter and water service shall be installed by Council at no 
cost to the Council. The size of the meter and service shall be determined by a 
suitably qualified hydraulic consultant at no cost to Council. 
 
The main meter shall be installed in an easily accessible position at the front of 
the site, or other accessible position approved by Council. 
 
REASON:  To ensure that the development is appropriately water metered.  (80.14) 
 

43. PLUMBING AND DRAINAGE INSTALLATION REGULATIONS 
Plumbing and drainage work must be carried out in accordance with the 
requirements of the Local Government (General) Regulation 2005, the 
Plumbing and Drainage Act 2011 and Regulations under that Act and with the 
Plumbing Code of Australia.  Such work must be carried out by a person 
licensed by the NSW Department of Fair Trading. 
 
REASON:  This is a mandatory condition under the provisions of the Local 
Government (General) Regulation 2005. (80.02) 
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44. INSPECTION OF PLUMBING AND DRAINAGE 
Plumbing and Drainage must be inspected by Council at the relevant stages of 
construction in accordance with Council’s inspection schedule. 
 
REASON:  To ensure compliance with the inspection requirements of Plumbing 
and Drainage Regulation 2012 and Council’s inspection schedule. (80.03) 

45. FLOOR LEVEL TO BE 150mm ABOVE YARD GULLY 
The floor level of areas with fixtures connected to sewer must be at least 
150mm above overflow level of the yard gully and surface water must be 
prevented from entering the yard gully. 
 
REASON:  To ensure any sewage surcharges occur outside the building and to 
prevent surface water from entering the sewerage system. (80.05) 

 
46. HEATED WATER NOT TO EXCEED 50 DEGREES C 

All new heated water installations, must deliver hot water at the outlet of all 
sanitary fixtures used primarily for personal hygiene purposes at a 
temperature not exceeding 50o Celsius. 
 
All heated water installation for any accessible facility must deliver hot water 
at a temperature not exceeding 45o Celsius. 
 
REASON:  To prevent accidental scalding. (80.07) 

 
47. INSULATE HEATED AND COLD WATER SERVICE PIPES 

Heated and cold water service pipes installed in the following areas of the 
building must be insulated in accordance with the requirements of AS 3500: 
Plumbing and Drainage: 

(a) unheated roof spaces 
(b) locations near windows, ventilators and external doors where cold 

draughts are likely to occur 
(c) locations in contact with cold surfaces such as metal roof and 

external metal cladding materials. 
 
REASON:  To prevent the water service being damaged by water freezing within 
the pipes due to local climatic conditions.  (80.12) 
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