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QPRC “¥

SECTION 4.15 ASSESSMENT DA.2021.1789
SUMMARY

Demolition and construction of Seniors Housing
including 48-bed residential aged care facility,

Proposal: signage, internal road works, 23 parking spaces and
landscaping works.

Address: 16 Erin Street, Queanbeyan, 2620

Property description: Lot 112 in DP 821709 and Lot 111 in DP 821709

Applicant: Bradley Yates

owner: Ervironment - Crown Lande. " 1

Date of lodgement: 24 December 2022

Notification period: 24 January 2022 to 9 February 2022

Submissions received: Nil

Assessment officer: Luceille Yeomans

Estimated cost of works: $16,894,170

Zoning: R3 Medium Density Residential

Heritage: Nil

Flood affected: N/A

Bushfire prone: N/A

Recommendation of officer: APPROVAL

EXECUTIVE SUMMARY

The proposal seeks consent for demolition and construction of 48 bed seniors housing associated
with an existing residential aged care facility including signage, internal road works, 23 parking
spaces and landscaping works.

The existing development is known as ‘George Forbes House' located at 16 Erin Street,
Queanbeyan. The site is legally described as Lot 111 in DP821709 and Lot 112 in DP 821709. It
relates to Crown Land held by the State of NSW and is under a lease agreement (E906635) to
BaptistCare NSW & Act.

The proposal comprises a ‘seniors housing’ development and is subject to the provisions of the
former State Environmental Planning Policy (Housing for Seniors or People with a Disability) 2004
(Seniors SEPP). The proposed use as a ‘senior housing’ development is permissible with consent
on the land.

The proposal comprises the demolition of part of the existing building to the rear of the site and
construction of a 48-bed seniors housing facility. The existing building fronting Erin Street
containing dementia-specific units which will be retained and integrated with the proposed
development.
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Ancillary works include construction of an internal roadway and drop off, pedestrian paths, signage,
23 car spaces, fencing, tree removal and landscape works.

The proposal was notified from the 24 January 2022 to the 9 February 2022 pursuant to the
Queanbeyan Palerang Regional Council Community Engagement Participation Plan. No
submissions were received during the notification period.

Principal issues identified in the assessment of the application include the proposed potential
biodiversity impacts and tree removal and servicing. It is considered that the issues have been
adequately addressed through the submission of a biodiversity assessment and replacement tree
planting.

The proposal is generally consistent with the aims and objectives of the relevant plans and is
recommended for approval subject to the imposition of the recommended conditions of consent.

BACKGROUND

The site is located at 16 Erin Street, Queanbeyan and contains an existing seniors housing
development consisting of a hostel known as the BaptistCare George Forbes House. The facility
contains 85 bedrooms including 30 dementia-specific units. It accommodates ancillary facilities
such as an on-site hairdresser, library and specialist health services.

The site’s primary vehicular access point is located on Erin Street and consists of a two laned
driveway that provides entry to an at-grade parking area accommodating 20 above ground spaces.
Three secondary access driveways are located along Collett Street.

Pedestrian access to the site is obtained from multiple points. An entry is located along Collett
Street via a dedicated pedestrian pathway. Entry to the dementia-specific units is provided from
Erin Street. A third entrance point is located off the internal road network within the eastern portion
of the site.

The existing building is one storey and comprises two distinct elements being a southern building
containing 30 dementia-specific units and a northern building containing 55 hostel units with
ancillary facilities. A courtyard containing tree planting and landscaping is located central to this
building.

The site has been subject to previous Development Applications. The most recent development
application (DA/251/2011) sought material changes to the existing building and provided consent
for alterations and additions. Prior to this, consent DA/29/2001 facilitated demolition works and
additions to the aged care facility.

The proposal seeks further upgrades to improve existing facilities and enhance the standard of
amenity offered by the facility.

DESCRIPTION OF THE SITE AND LOCALITY

The subject site is legally described as Lot 112 in DP 821709 and Lot 111 in DP 821709 and is
located at 16 Erin Street, Queanbeyan. Both lots are Crown Land held by the State of NSW and
are under a lease (E906635) to Baptist Care NSW & ACT.

The site is positioned on the northern side of Erin Street and the eastern side of Collett Street, and
has an area of 17,670m?. It has a primary frontage to Erin Street of approximately 166m and a
western frontage to Collett Street of approximately 150m. The site slopes gently from the south to
the north and has a cross fall of approximately 3.96m.

As noted above, the site’'s existing development comprises a single storey seniors housing
development. The development consists of two distinct buildings. The building element fronting
Erin Street accommodates 30 dementia specific units and a pedestrian entrance point.
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The rear element contains 55 hostel units and ancillary uses, including a library, specialist health
services and a hairdresser. A communal courtyard is located central to the facility and
accommodates landscaping and tree planting.

The eastern portion of the site accommodates an at-grade carpark with 20 car spaces and internal
roadway which facilitates access to the building’s primary entrance point. The rear of the site
contains pedestrian paths of travel and landscaping comprising perimeter tree planting and turf.

The site is located to the east of the Queanbeyan Central Business District (CBD) within a
residential area. Being located within a residential zone, the surrounding development consists of
dwellings and townhouses. To the immediate north west, the development comprises the Greek
Orthodox Parish of Saint Dimitrios which is a locally listed heritage item.

The development to the south east relates to residential dwellings and townhouses to three (3)
storeys. To the west are residential houses to one (1) storey. To the immediate east of the site is
bounded by vacant undeveloped land which is also Crown Land. Beyond this lies Carinya Street
and Riverside Cemetery.
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SITE PHOTOS

Figure 3: The Primary Vehicular Access Point Viewed Looking North West from Erin Street
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PROPERTY BURDENS AND CONSTRAINTS

The site is burdened by a 3m wide sewerage easement which runs north to south in proximity to the
eastern boundary.

DESCRIPTION OF THE PROPOSED DEVELOPMENT

The application seeks Council approval for the demolition of existing structures and additions to the
existing seniors housing development within the site, including the construction of a two (2) storey
residential aged care facility containing 48 beds and ancillary services, internal road works, signage,
construction of 23 car spaces and landscaping.

The facility will provide palliative care, respite care, and general specialist health services with
support from on-site staff.

The specific elements of the proposal are:

¢ Demolition of existing structures and removal of four (4) parking spaces, including two (2)
accessibility spaces.

+ Retention of the building fronting Erin Street containing 30 dementia-specific Units with a
GFA of 1,583m? and 16 staff parking spaces.

¢ Construction of a two (2) storey seniors housing building containing 48 beds / bedrooms
with ensuites, communal areas, kitchens, a chaplain, hairdresser, and staff facilities with a
GFA of 3,852m?2.

¢ Change in bed numbers from 85 (30 dementia and 55 seniors) to 78 (30 dementia and 48
seniors).

¢ Construction of pedestrian pathways and internal road infrastructure including a new
driveway and entry/drop off area.

¢ Construction of one (1) ambulance parking space and seven (7) vehicle spaces, inclusive
of one (1) accessible space resulting in the provision of a total of 23 parking spaces.

* Landscape works including tree removal and replacement planting, and the provision of
internal and external courtyards.

« Two (2) building / business identification signs located along the frontages of Collett Street
and Erin Street.

* Augmentation of existing infrastructure and relocation of the existing sewer easement.
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Figure';: Proposed Ground Floor Arrangement and Internal Road Works
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Figure 8: Proposed Second Level Floor Arrangement

CONSENT AUTHORITY

In accordance with the Environmental Planning and Assessment Act 1979 (EP&A Act) the
proposal is considered to be local development and Council is the Consent Authority.

SECTION 4.10 DESIGNATED DEVELOPMENT - EP&A Act, 1979

The proposal not designated development.

SECTION 4.47 INTEGRATED DEVELOPMENT — EP&A Act, 1979

The proposal is integrated development, and the following approvals are not required:

Fisheries Management Act 1994 No Heritage Act 1977 No
Mine Subsidence Compensation Act No National Parks & Wildlife Act 1974 No
1961

Protection of the Environment No Roads Act 1993 No
Operations Act 1997

Rural Fires Act 1997 Yes | Water Management Act 2000 No

The proposal is for a special fire purpose. Accordingly, a Bushfire Certificate and General Terms of
Approval from NSW Rural Fires Service was sought.
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REFERRALS

INTERNAL REFERRALS

Council's Development Engineer offered no objection to the proposal, subject to the imposition of
the recommended conditions of consent.

Engineering Comments

Council's Development Engineer has reviewed the application and has offered no objection to the
proposal.

Heritage

The site is located adjacent to the Greek Orthodox Church at 120 Collett Street which is listed as a
local heritage item under the QLEP 2012. Council's Heritage Officer has reviewed the application
and has offered no objection to the proposal by noting the following:

The site is adjacent to the Greek Orthodox Church at 120 Collett Street. The aged care facility
is a two-storey building that will be set well back from the church, with a substantial landscaped
area and tree planting between the two.

There is unlikely to be any adverse heritage impact on the church arising from the
development.

Trade Waste
A C4 and C5 Liquid Trade Waste application is to be submitted and approved by Council prior to the
occupation phase.

Waste

Council's Waste Management Officer reviewed the proposed waste management plan and is able
to support the proposal with conditions for waste management.

Tree Management

Council's Tree Management Officer has offered no objection to the proposal, subject to the
imposition of recommended conditions of consent and the Project Arborist being responsible for all
supervision and tree protection certification.

EXTERNAL REFERRALS
DEPARTMENT OF PLANNING AND ENVIRONMENT — CROWN LANDS

The application was referred to the Department of Planning, Industry and Environment — Crown
Lands (the DPE) for comment. The DPE reviewed the application against the principles of Crown
land management (s.1.4 Crown Lands Management Act 2016) and has offered no objection to the
application.

NSW POLICE

The NSW Police offered no objection to the development subject to the implementation of several
CPTED (Crime Prevention Through Environmental Design) considerations. These will be adopted
as advisory notes on the consent if granted.

ESSENTIAL ENERGY

Essential Energy has reviewed the application and has offered no objection to the proposed
development. Essential Energy requirements listed in the provided advice will be added as advisory
notes to the development consent if granted.

10
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NSW RURAL FIRE SERVICE

The application was referred to New South Wales Rural Fire Service (NSW RFS) as a special fire
purpose. The Bush Fire Safety Authority confirms that the proposed development will meet the NSW
Rural Fire Service requirements for Bush Fire Safety under s100b of the Rural Fires Act 1997.
General Terms of Approval have been granted, with no specific conditions, and a Bushfire Certificate
dated 22 April 2022 has been issued.

CONSIDERATION OF THREATENED SPECIES

Council is required under Section 4.15 of the EP&A Act to make an assessment of whether the
proposed development will have a significant impact on any threatened species, populations, or
ecological communities, or their habitats. Such threatened species in NSW may be protected under
the NSW Biodiversity Conservation Act 2016 or under the Commonwealth Environment Protection
and Biodiversity Conservation Act 1999 (EPBC Act). The assessment process under the EPBC Act
can occur outside the NSW planning system and requires input from the Federal Department of
Environment. Any EPBC Act requirements associated with this proposal are discussed later in this
section.

Section 7.3 of the Biodiversity Conservation Act 2016 sets out what must be considered in
determining whether a proposed development will have a significant impact. Section 7.3 requires
the consideration of the following:

s any assessment guidelines applicable to the species, population, or ecological communities, or
their habitats, and
¢ the application of the ‘seven-part test’ described in the Section.

Council's Terrestrial Biodiversity mapping identifies that the rear portion of the site may contain
biodiversity values. The applicant has submitted a detailed biodiversity assessment against the
provisions of clause 7.3 of the QLEP 2012 and the Biodiversity Conservation Act 2016. The
assessment considers that the proposed development will have no impact on threatened species,
population, or ecological community, or its habitat.

The proposal seeks to remove approximately 400m? of vegetation within the rear portion of land
mapped as being Terrestrial Biodiversity. The amount of vegetation proposed for removal falls well
below the threshold of 2,500m? nominated by clause 7.1 and 7.2 of the Biodiversity Conservation
Regulation 2017 and therefore a Biodiversity Development Assessment Report (BDAR) is not
required.

Overall, Council has reviewed the assessment and is satisfied with the conclusions of the
assessment and considers that the proposed biodiversity impacts are reasonable and appropriate,
taking into consideration the proposed replanting strategy.

SECTION 4.14 CONSULTATION AND DEVELOPMENT CONSENT - CERTAIN BUSHFIRE
PRONE LAND — EP&A ACT, 1979

Section 4.14 of the EP&A Act requires an assessment to be made of the proposal against the
requirements of the Rural Fire Service document ‘Planning for Bushfire Protection 2006". The Act
allows this assessment to be made by the Council or the RFS. Assessments under Section 4.14
against the PBP 2006 need to be made for most developments on bushfire prone land which does
not require an approval under the Rural Fires Act 1997 as integrated development.

The subject site is not mapped as bushfire prone under the QLEP 2012. Notwithstanding, the
application was referred to The NSW Rural Fire Services which requires that the proposal comply
with the General Terms of Approval to meet the NSW Rural Fire Service Requirements for Bush Fire
Safety under s100b of the Rural Fires Act 1997.

11
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SECTION 4.15 CONSIDERATIONS — EP&A Act, 1979

In determining a development application, the consent authority is to take into consideration the
following matters of consideration contained within section 4.15 of the EP&A Act as relevant to the
development application:

4.15(1)(a) the provisions of:

() any environmental planning instrument

12
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STATE ENVIRONMENTAL PLANNING POLICY (TRANSPORT AND
INFRASTRUCTURE) 2021

Subdivision 2 — Development likely to affect an electricity transmission or distribution
network

Clause 2.48 applies to any development:

¢ Within or immediately adjacent to an easement for electricity purposes (whether or not the
electricity infrastructure exists), or

¢ Immediately adjacent to an electricity substation, or

e Within 5m of an exposed overhead electricity power line.

The application was referred to Essential Energy for comment. The Applicant confirmed that the
development is not located within 5m of an overhead electricity power line. Essential Energy have
offered no objection to the proposed development.

Subdivision 2 — Development in or adjacent to road corridors and road reserves
The subdivision addresses the following clauses:

¢ Clause 2.117: Development on proposed classified roads
¢ Clause 2.118: Development with a frontage to classified road
e Clause 2.121: Traffic-generating development

The proposed development is not located in proximity to or on a classified road. It also does not have
a frontage to a classified road. The development provides 23 above ground parking spaces and is
therefore not considered to be traffic generating development.

STATE ENVIRONMENTAL PLANNING POLICY (PLANNING SYSTEMS) 2021

The proposed development seeks consent for ‘seniors housing’ and has a Capital Investment
Value (CIV) of $16,894,170. Clause 2.19 of this Policy provides that ‘General Development’ with a
CIV of less than $30 million is not regionally significant development. As such, Council is the
consent authority for the application.

STATE ENVIRONMENTAL PLANNING POLICY (BIODIVERSITY AND
CONSERVATION) 2021

Part 4.2 of the Policy applies to the Queanbeyan-Palerang Regional Local Government Area
(LGA), which forms part of the Central and Southern Tablelands Koala Management Area. Cl. 4.9
of the Policy requires the Consent Authority consider whether a proposed development relating to
a site that is not subject to an approved KPM and has an area of at least 1 hectare is likely to have
a low or no impact on koalas or koala habitat.

The site has an area of 17,670m? (1.76ha) and no approved Koala Plan of Management (KMP)
applies to the LGA. The site is located in an urbanised area and the proposal is generally confined
to the existing building footprint which occupies the site. In consideration of this, the nature of the
proposal and its location are such that it is unlikely to impact koalas or koala habitat.

STATE ENVIRONMENTAL PLANNING POLICY (RESILIANCE AND HAZARDS) 2021

Cl. 4.6 of the Policy requires the consent authority to consider if the land is contaminated, and, if
so, whether it is suitable (or can be made suitable) for the proposed use.

The site has historically accommodated a seniors housing development and the proposal seeks to
maintain this use. In addition, there are no records that indicate the site is contaminated. As such,
the site is considered suitable for the proposed use.

13
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING FOR SENIORS OR
PEOPLE WITH A DISABILITY) 2004

State Environmental Planning Policy (Housing for Seniors or People with a Disability)
2004

Clause Compliance /
Conditions

Chapter 1 - Preliminary

4 The Policy applies to land within New South Wales that is land | Yes
zoned primarily for urban purposes or land that adjoins land
zoned primarily for urban purposes, but only if —
(a) Development for the purpose of any of the following is
permitted on the land -

(i) Dwelling-houses,

(i) Residential flat buildings,

(i) Hospitals,

(iv) Development of a kind identified in respect of
land zoned as special uses, including (but not
limited to) churches, convents, educational
establishments, schools and seminaries, or

(v) The land is being used for the purposes of an
existing registered club.

The proposal seeks consent for a ‘seniors housing’ development.
The site is located within an R3 Medium Density Residential zone
where residential dwelling-houses are permitted with consent.
Pursuant to the Policy, the proposed use as a ‘seniors housing’
development is located on ‘land zoned primarily for urban
purposes’ and is therefore permissible with consent.
Chapter 2 — Key Concepts

10 The development is considered seniors housing as defined under | Yes
the SEPP and QLEP 2012. For the purposes of clause 10, the
alterations and additions consist of a ‘residential care facility'.

Chapter 3 — Development for Seniors Housing

Part 1 — General Requirements

16 Development consent required. Noted

17 The adjoining zone to the south, north, west and east is R3 Noted
Medium Density Residential. To the south west the land is zoned
B3 Commercial Core. The clause does not apply.

18 Restrictions on occupation of seniors housing allowed under | Condition to be
this Chapter. imposed

(1) Development allowed by this Chapter may be carried out for
the accommodation of the following only—

(a) seniors or people who have a disability,
(b) people who live within the same household with
seniors or people who have a disability,
(c) staff employed to assist in the administration of and
provision of services to housing provided under this
Policy.

(2) A consent authority must not consent to a development
application made pursuant to this Chapter unless —
(a) a condition is imposed by the consent authority to
the effect that only the kinds of people referred to in

14
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subclause (1) may occupy any accommodation to which
the application relates, and

(b) the consent authority is satisfied that a restriction as
to user will be registered against the title of the property
on which development is to be carried out, in
accordance with section 88E of the Conveyancing Act
1919, limiting the use of any accommodation to which
the application relates to the kinds of people referred to
in subclause (1).

(3) Subclause (2) does not limit the kinds of conditions that
may be imposed on a development consent or allow
conditions to be imposed on a development consent
otherwise than in accordance with the Act.

A condition to enforce the clause will be imposed on the consent.

21 Land on which development has been carried out under this Noted
Chapter may be subdivided with the consent of the consent
authority.

Subdivision is not proposed

Part 2 — Site Related Requirements

26 Location and access to facilities Yes

(1) A consent authority must not consent to a development
application made pursuant to this Chapter unless the
consent authority is satisfied, by written evidence, that
residents of the proposed development will have access
that complies with subclause (2) to—

(a) shops, bank service providers and other retail and
commercial services that residents may reasonably
require, and

(b) community services and recreation facilities, and
(c) the practice of a general medical practitioner.

(2) Access complies with this clause if—

(a) the facilities and services referred to in subclause (1)
are located at a distance of not more than 400 metres
from the site of the proposed development that is a
distance accessible by means of a suitable access
pathway and the overall average gradient for the
pathway is no more than 1:14, although the following
gradients along the pathway are also acceptable—

(i) a gradient of no more than 1:12 for slopes for a
maximum of 15 metres at a time,

(if) a gradient of ho more than 1:10 for a maximum
length of 5 metres at a time,

(iii) a gradient of no more than 1:8 for distances of
no more than 1.5 metres at a time

(c) in the case of a proposed development on land in a local
government area that is not within the Greater Sydney
(Greater Capital City Statistical Area)—there is a transport
service available to the residents who will occupy the
proposed development—

15
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(i) that is located at a distance of not more than 400
metres from the site of the proposed development and
the distance is accessible by means of a suitable access
pathway, and

(if) that will take those residents to a place that is
located at a distance of not more than 400 metres from
the facilities and services referred to in subclause (1),
and

(ifi) that is available both to and from the proposed
development during daylight hours at least once each
day from Monday to Friday (both days inclusive),

and the gradient along the pathway from the site to the
public transport services (and from the transport
services to the facilities and services referred to in
subclause (1)) complies with subclause (3).

The site is located outside of Greater Sydney and accordingly the
requirements of Cl. 26(2)(c) apply. The proposal satisfies the
requirements of Cl. 26(2)(c)(i) — (iii) for the following reasons:

¢ There is a public bus stop available directly adjacent to the
subject property on the eastern side of Collett Street
approximately 40m from the development’s south western
entrance. The public bus stop is serviced by bus route 838
which provides connections to the Queanbeyan Central
Business District.

¢ Bus Service 838 provides connections to Morisset Street.
From the Morisset bus stop, the site is within 300m of the
Commonwealth Bank and the primary commercial strip
along Monaro Street which accommodates a range of retalil
and commercial services.

e The site is located 400m from Queanbeyan District Hospital
and Health Service. Bus Route 838 also provides
connections to the bus stop at Uriarra Road at Stornaway
Road which is 120m walking distance of a Medical Clinic
located on Uriarra Road.

e The site is located 400m from community facilities
comprising Moore Park and QPRC Aquatic Centre.

¢ Bus Service 838 services the adjacent bus stop regularly
from Monday to Friday.

+ Based on survey information, the sealed footpath from the
south western entrance of the existing facility to the bus
stop along Collett Street has a gradient of 1:16 and
complies with the minimum 1:14 requirement.

27 Bush fire prone land NA

The site is not located on bushfire prone land.

28 Water and sewer Yes

Reticulated water and sewer is provided to the site.

29 Site compatibility criteria Yes

The clause applies to development applications to which clause 24
does not apply. Clause 24 does not apply to the proposal given
that the development does not satisfy the requirements set out
under subclause (1)(a) of the Policy which outline the requirement
for a site compatibility certificate.
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In accordance with the requirements of Cl. 29, Council is satisfied
that the proposal is consistent with the requirements of Cl. 25 (5)
(b) (i), (iii) and (v) due to the following:
¢ The proposed use as a seniors housing development is
consistent with the site's existing land use and therefore
compatible.
¢ The proposal reduces the quantity of beds from 85 to 78
and therefore will not place additional pressure on
surrounding infrastructure. Furthermore, the site is serviced
by public transport and meets the accessibility requirements
nominated by Cl. 26(c).
¢ The proposal complies with the density requirements
nominated by Cl.40 and therefore provides an appropriate
bulk and scale.
Part 3 — Design Requirements
30 Site analysis Yes

A site analysis has been provided. An assessment against the
provisions of the SEPP has been provided by the applicant.

31 Design of in-fill self-care housing N/A

In determining a development application made pursuant to
this Chapter to carry out development for the purpose of in-fill
self-care housing, a consent authority must take into
consideration (in addition to any other matters that are
required to be, or may be, taken into consideration) the
provisions of the Seniors Living Policy: Urban Design
Guideline for Infill Development published by the Department
of Infrastructure, Planning and Natural Resources in March
2004.

The guidelines relate to ‘infill self-care housing’. The proposed
alterations and additions are proposed for the purpose of a
‘residential aged care facility'. In turn, the guidelines do not apply to
the proposal.

32 Design of residential development Yes

A consent authority must not consent to a development
application made pursuant to this Chapter unless the consent
authority is satisfied that the proposed development
demonstrates that adequate regard has been given to the
principles set out in Division 2.

Consideration of Division 2 is provided in the assessment against
clause 33 to 39 below.

33 Neighbourhood amenity and streetscape Yes

The proposed development should -

(a) recognise the desirable elements of the location’s current
character (or, in the case of precincts undergoing a transition,
where described in local planning controls, the desired future
character) so that new buildings contribute to the quality and
identity of the area, and

(b) retain, complement and sensitively harmonise with any
heritage conservation areas in the vicinity and any relevant
heritage items that are identified in a local environmental plan,
and
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(c) maintain reasonable neighbourhood amenity and
appropriate residential character by—
(i) providing building setbacks to reduce bulk and
overshadowing, and
(if) using building form and siting that relates to the
site’s land form, and
(ifi) adopting building heights at the street frontage that
are compatible in scale with adjacent development, and
(iv) considering, where buildings are located on the
boundary, the impact of the boundary walls on
neighbours, and
(d) be designed so that the front building of the development
is set back in sympathy with, but not necessarily the same as,
the existing building line, and
(e) embody planting that is in sympathy with, but not
necessarily the same as, other planting in the streetscape, and
(f) retain, wherever reasonable, major existing trees, and
(g) be designed so that no building is constructed in a
riparian zone.

The proposed alterations and additions are located within the rear
of the site away from the residential development located to the
south and west of the site. The shadow diagrams submitted with
the application confirm that the development will not overshadow
surrounding properties. In consequence, the proposal will not
reduce the solar access of adjacent developments.

The proposal reaches two storeys and therefore provides a scale
that is compatible with the adjacent development that ranges in
height from one to two storeys. The proposed landscaping is
sympathetic to the surrounding area and incorporates planting that
is compatible with the streetscape. Overall, the design, scale and
choice of colours and materials of the development is consistent
and compatible with the surrounding character/locality.

34 Visual and acoustic privacy Yes

The proposed development should consider the visual and
acoustic privacy of neighbours in the vicinity and residents
by—

(a) appropriate site planning, the location and design of
windows and balconies, the use of screening devices and
landscaping, and

(b) ensuring acceptable noise levels in bedrooms of new
dwellings by locating them away from driveways, parking
areas and paths.

Siting of dwellings takes into consideration adjoining living areas of
internal dwellings and adjoining sites. The development is not
anticipated to have any significant overlooking or overshadowing
impacts as the bulk of the development is designed as a single
level and the site is geographically separated from surrounding
sensitive residential developments, with the land to the north and
east being vacant and undeveloped.

35 Solar access and design for climate Yes

The proposed development should—

(a) ensure adequate daylight to the main living areas of
neighbours in the vicinity and residents and adequate sunlight
to substantial areas of private open space, and
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(b) involve site planning, dwelling design and landscaping
that reduces energy use and makes the best practicable use
of natural ventilation solar heating and lighting by locating the
windows of living and dining areas in a northerly direction.

The proposed development receives sufficient solar access to
living areas and POS areas. The proposal is predominantly a
single storey building. The second storey of the proposal occupies
a comparatively smaller footprint and is recessed behind the
building line. In consequence, it does not overshadow adjacent
residential development positioned to the south and east.

36 Stormwater Yes

The proposed development should—

(a) control and minimise the disturbance and impacts of
stormwater runoff on adjoining properties and receiving
waters by, for example, finishing driveway surfaces with semi-
pervious material, minimising the width of paths and
minimising paved areas, and

(b) include, where practical, on-site stormwater detention or
re-use for second quality water uses.

Refer to Development Engineers comments.

37 Crime prevention Yes

The proposed development should provide personal property
security for residents and visitors and encourage crime
prevention by—

(a) site planning that allows observation of the approaches to
a dwelling entry from inside each dwelling and general
observation of public areas, driveways and streets from a
dwelling that adjoins any such area, driveway or street, and
(b) where shared entries are required, providing shared
entries that serve a small number of dwellings and that are
able to be locked, and

(c) providing dwellings designed to allow residents to see who
approaches their dwellings without the need to open the front
door.

Entry and access points to the site are legible with sufficient
landscaping and passive/natural surveillance to deter people from
entering the site. Territorial reinforcement is provided through the
design of the premises.

38 Accessibility Yes

The proposed development should—

(a) have obvious and safe pedestrian links from the site that
provide access to public transport services or local facilities,
and

(b) provide attractive, yet safe, environments for pedestrians
and motorists with convenient access and parking for
residents and visitors.

An access report was prepared and submitted in support of the
development application. Conditions of consent have been
imposed, which require compliance with the relevant accessibility
standards.

39 Waste management Yes
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The proposed development should be provided with waste
facilities that maximise recycling by the provision of
appropriate facilities.

Sufficient waste bin locations are provided for the site.

Part 4 Development standards to be complied with
40 Development Standards — Minimum sizes and building height

(1) General: A consent authority must not consent to a
development application made pursuant to this Chapter
unless the proposed development complies with the
standards specified in this clause.
(2) Site size: The size of the site must be at least 1,000 square
metres.
(3) Site Frontage: The site frontage must be at least 20 metres
wide measured at the building line.
(4) Height in zones where residential flat buildings are not
permitted: if the development is proposed in a residential
zone wWhere residential flat buildings are not permitted —
(a) the height of all buildings in the proposed development
must be 8 metres or less, and

(b) a building that is adjacent to a boundary of the site
(being the site, not only of that particular development,
but also of any other associated development to which
this Policy applies) must not be more than 2 storeys in
height, and

(c) a building located in the rear 25% area of the site must
not exceed 1 storey in height.

The proposal is located within an R3 Medium Density Residential
zone where residential flat buildings are not permitted. The
proposal is consistent with the development standards to be
complied with for the following reasons:

¢ The Site Survey that accompanies the Development
Application confirms it has a size of 17,670m?

¢ The site has a frontage to Erin Street of 200m and Collett
Street of 153m.

¢ The proposal has a maximum height of 6.6m when
measured from the ground level (prior to the redevelopment
of the site) to the ceiling of the topmost level.

¢ The building is located away from all site boundaries due to
the provision of generous side setbacks which incorporate
landscaping and on-site parking areas. In turn, the building
envelope is not located next to nor does it adjoin a site
boundary. Additionally, the second storey is recessed
behind the building’s parapet.

¢ The site’s frontage is taken to be Erin Street. The rear 25%
portion of the site measured from the far northern boundary
is proposed to be occupied by internal roadworks and
landscaping. As such, two storey structures are not
proposed within the rear 25% portion of the site.

Part 7 Development Standards that cannot be used as
grounds to refuse consent

48 Division 2 Residential Care Facilities — Standards that cannot

be used to refuse development consent for residential care

facilities.
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The consent authority must not refuse consent to a
development application made pursuant to this Chapter for
the carrying out of development for the purpose of a
residential care facility on any of the following grounds —

(a) Building Height: If all proposed buildings are 8 metres
of less in height (and regardless of any other standard
specified by another environmental planning
instrument limiting development to 2 storeys), or

(b) Density and Scale: if the density and scale of the
buildings when expressed as a floor space ratio of 1:1
or less,

(c) Landscaped Area: if a minimum of 25 square metres of
landscaped area per residential care facility bed is
provided.

(d) Parking for Residents and Visitors: if at least the
following is provided —

(i) 1 parking space for each 10 beds in the
residential care facility (or 1 parking space for
each 15 beds if the facility provides care only for
persons with dementia), and

(i) 1 parking space for each 2 persons to be
employed in connected with the development
and on duty at any one time, and

(i) Parking space suitable for an ambulance.

The proposal is consistent with the requirements of the clause for
the following reasons:

e When measured in accordance with the definitional
requirements of the Seniors SEPP, the proposal complies
with the maximum 8m height limit. The proposed envelope
also reaches 2 storeys.

¢ The proposal has a maximum FSR of 0.31:1 (based on a
GFA of 5,489m? and site area of 17,670m=.

¢ A total landscaped area of 137m? is provided per residential
bed which is well in excess of the required minimum.

¢ The proposal is required to provide 5 spaces for the
residential care facility; 2 spaces for the existing dementia-
specific units, and 16 spaces for the 32 staff that will be
employed by the facility. The proposal provides 23 parking
spaces and meets the minimum requirements.

e The proposal provides 1 parking space for an ambulance.
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STATE ENVIRONMENTAL PLANNING POLICY (INDUSTRY AND EMPLOYMENT) 2021

The application proposes building and business identification signage. The State Environmental
Planning Policy (Industry and Employment) 2021 came into effect on the 2 December 2021 and aims
to ensure that outdoor signage is compatible with the desired amenity and visual character of an
area, provides effective communication in suitable locations and is of high quality design and finish.

Assessment Criteria

The following table outlines the manner in which the proposed signage addresses the assessment
criteria set out in Schedule 5 of the Palicy.

Schedule 5 Assessment Criteria — State Environmental Planning Policy (Industry and

Employment 2021)

Provision Comment
1 Character of the Area
Is the proposal compatible with the existing or The proposed signage is of a scale that is
desired future character of the area or locality in | appropriate for the site and reflects a design
which it is proposed to be located? that is compatible with the surrounding area.
Is the proposal consistent with a particular The proposed signage is constructed of high
theme for outdoor advertising in the area of guality materials and is suitably scaled. It is
locality? similar in design to the existing

building/business identification signage
associated with the aged care facility that
currently occupies the site and is compatible
with the signage in the broader area.

2 Special Areas

Does the proposal detract from the amenity or The proposed signage incorporates a refined
visual quality of any environmentally sensitive colour pallet and is appropriate in scale. In
areas, heritage areas, natural or other consequence, it will not detract from the
conservation areas open space areas, amenity or visual quality of the local area.
waterways, rural landscapes or residential

areas?

3 Views and Vistas

Does the proposal obscure or compromise There are no important views that would be
important views? obscured by the signs.

Does the proposal dominate the skyline and The proposal will not dominate the skyline
reduce the quality of vistas? nor will it reduce the quality of the vistas.
Does the proposal respect the viewing rights of | The proposal does not impact on the viewing
other advertisers? rights of other advertisers.

4 Streetscape, Setting and Landscape

Is the scale, proportion and form of the proposal | The proposed signage is generally
appropriate for the streetscape, setting or proportionate to the building, the streetscape
landscape? and surrounding landscape. It therefore will
not compromise views. It is also not too
dissimilar to the existing signage contained
within the site.

Does the proposal contribute to the visual The proposal utilises high quality materials
interest of the streetscape, setting or that complement the proposed development
landscape? and surrounding built form.

Does the proposal reduce clutter by rationalising | The proposal will not result in visual or

and simplifying existing advertising? signage clutter.

Does the proposal screen unsightliness? There is no unsightliness to be screened.
Does the proposal protrude above buildings, The proposal does not protrude above the
structures or tree canopies in the area or height plane of the buildings in the

locality? surrounding area.
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Does the proposal require ongoing vegetation
management?

The proposed signage fronting Erin Street is
positioned above low lying planting. This
planting will need to be maintained to ensure
it does not conceal the signage.

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?

The signage is appropriately scaled and will

not dominate the streetscape. The signs are
well designed and complement the proposed
development.

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

The signage is located adjacent to Erin and
Collett streets and is therefore physically
separated from the building. In turn, the
proposed signage will not detract from
important features of the building. The
signage is suitably scaled and will not
obscure important features of the broader
site.

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

The sighage demonstrates innovation and

imagination through the use of high quality
materials and finishes that complement the
site and 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 signage will not incorporate lighting
devices.

7 lllumination

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?

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

Is the illumination subject to a curfew?

The proposal does not incorporate
illumination.

8 Safety

Would the proposal reduce the safety for any
public road?

The proposal will not reduce road safety
given that the signage is setback from the
street and appropriately scaled.

Would the proposal reduce the safety for
pedestrians or bicyclists?

The proposal is setback from the footpath,
reflects a refined colour pallet and is
appropriately scaled. In turn, it will not reduce
the safety for pedestrians or cyclists.

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

The proposal is positioned away from
pedestrian paths of travel and mounted on
retaining walls fronting Erin and Collett
streets. Due to its positioning, the signage will
not obscure sightlines from public areas.
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STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021

The State Environmental Planning Policy (Housing) 2021 (the Housing SEPP) consolidates five (5)
former housing related policies, including the Seniors SEPP. The general savings provision
nominated under subclause 2 of the Housing SEPP specifies that the Policy does not apply to ‘a
Development Application made, but not yet determined, on or before the commencement date’. The
Development Application was lodged on the 24 November 2021 prior to the Housing SEPP’s
commencement on the 26 November 2021. In consequence, the Seniors SEPP remains the principal
Environmental Planning Instrument (EPI) to which the application is to be assessed against.

Notwithstanding the above, pursuant to 4.15(1)(a)(ii) of the EP&A Act, an EPI is required to be
considered by the consent authority in the determination of the Development Application where it
has been the subject of public consultation and has been notified to the consent authority. The
Housing SEPP was publicly exhibited from the 31 July 2021 to 29 August 2021 prior to the
lodgement of the Development Application. Accordingly, it is required to be considered in the
assessment of the application.

State Environmental Planning Policy (Housing) 2021

Clause Compliance /
Conditions

Part 5 — Housing for Seniors and People with a Disability

82 For the purposes of clause 82, the development proposed relates | Yes
to seniors housing. In accordance with the QLEP 2012, the
proposal relates to a ‘residential care facility’ which is defined as
follows —

Accommodation for seniors or people with a disability that includes
(a) Meals and cleaning services,
(b) Personal care or nursing care, or both, and
(c) Appropriate staffing, furniture, furnishings and equipment
for the provision of that accommodation and care,

But does not include a dwelling, hostel, hospital or psychiatric
facility.
Division 3 — Development Standards

84 (1) This section applies to development for the purposes of Yes
seniors housing involving the erection of a building.

(2) Development consent must not be granted for

development to which this section applies unless —

(a) The site area of the development is at least 1,000m?,
and

(b) The frontage of the site area of the development is at
least 20m measured at the building line, and

(c) For development on land in a residential zone where
residential flat buildings are not permitted —

(i) The development will not result in a building
with a height of more than 9.5m, excluding
servicing equipment on the roof of the building,
and

(i) if the roof of the building contains servicing
equipment resulting in the building having a
height of more than 9.5m - the servicing
equipment complies with subsection (3), and

(iii) if the development results in a building with
more than 2 storeys — the additional storeys are
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set back within planes that project at an angle of
45 degrees inwards from all side and rear
boundaries of the site.

(3) The servicing equipment must —

(a) Be fulling integrated into the design of the roof or
contained and suitably screened from view from
public places, and

(b) Be limited to an area of no more than 20% of the
surface area of the roof, and

(c) Not result in the building having a height of more
than 11.5m.

(4) Subsection (2)(a) and (b) do not apply to development the
subject of a development application made by the
following-

(a) The Land and Housing Corporation,
(b) Another social housing provider.

The site complies with the clause for the following reasons:
¢ The Site Survey that accompanies the Development
Application confirms it has a size of 17,670m?.
¢ The site has a frontage to Erin Street of 200m and Collett
Street of 153m.
¢ The proposal has a maximum height of 6.6m when
measured from the ground level (prior to the redevelopment
of the site) to the ceiling of the topmost level.
e The proposal does not exceed two storeys. The second
storey is recessed from the parapet
* Servicing equipment is not proposed to be installed within
the roof.
87 (1) This section applies to development for the purposes of Noted.
seniors housing on land to which this Part applies —

(a) Development for the purposes of a residential flat
building or shop top housing is permitted on the land
under another environmental planning instrument, or

(b) The development is carried out on land in Zone B3
Commercial Core.

(2) Development consent may be granted for development to
which this section applies if —

(a) The site area of the development is at least 1,500m?,
and

(b) The development will result in a building with a
maximum permissible floor space ratio plus —

(i) For development involving independent living
units — an additional 15% of the maximum
permissible floor space ratio if the additional
floor space is used only for the purposes of
independent living units, or

(i) For development involving a residential care
facility — an additional 20% of the maximum
permissible floor space ratio if the additional
floor space is used only for the purposes of the
residential care facility, or

(i) For the development involving independent
living units and residential care facilities — an
additional 25% of the maximum permissible
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floor space ratio if the additional floor space is
used only for the purposes of independent living
units or a residential care facility, or both, and

(c) The development will result in a building with a height
of not more than 3.8m above the maximum permissible
building height.

The site has an area of 17,670m? and shop top housing is
permitted with consent in the site’'s R3 Medium Density Residential
zone. The proposal has an FSR of 0.31:1 and does not seek to rely
on the bonus permitted by the Policy.

88 Restrictions on Occupation of Seniors Housing Condition to be
imposed

(1) Development permitted under this Part may be carried out

for the accommodation of only the following —

(a) Seniors or people who have a disability,

(b) People who live in the same household with seniors or
people who have a disability,

(c) Staff employed to assist in the administration and
provision of services to housing provided under this
Part.

(2) Development consent must not be granted under this Part
unless the consent authority is satisfied that only the
kinds of people referred to in subsection (1) will occupy
accommodation to which the development relates.

90 Subdivision Noted.

(1) Development consent may be granted for the subdivision
of land on which development has been carried out under
this Part.

(2) Development consent must not be granted for the
subdivision of a building resulting from development
carried out under this Part on land in Zone B3 Commercial
Core.

Subdivision is not proposed as part of the development application.
91 Fire sprinkler systems in residential care facilities Condition to be
imposed

(1) A consent authority must not grant consent for
development for the purposes of a residential care facility
unless the facility will include a fire sprinkler system.

(2) Development for the purposes of the installation of a fire
sprinkler system in a residential care facility may be
carried out with development consent.

The proposal incorporates a fire sprinkler system that will be
delivered at the construction phase.

94 Location and access to facilities and services — residential Yes
care facilities

(1) Development consent must not be granted for
development for the purposes of a residential care facility
unless the consent authority is satisfied that residents of
the facility will have access to facilities and services —

(a) on-site, or
(b) by a transport service other than a passenger
service.
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The proposal is located adjacent to a bus service which provides
access to the Queanbeyan CBD and the services contained within.
The proposal also includes on-site services, including but not
limited to a chapel, hairdresser and café.

95 Water and Sewer Yes

(1) A consent authority must not consent to development
under this Part unless the consent authority is satisfied
that seniors housing will —

(a) Be connected to a reticulated water system, and
(b) Have adequate facilities for the removal or disposal
of sewage.

(2) If the water and sewerage services will be provided by a
person other than the consent authority, the consent
authority —

(a) Must consider the suitability of the site in relation to
the availability of reticulated water and sewerage
infrastructure, or

(b) If reticulated services are not available — must satisfy
the relevant authority that the provision of water and
sewerage infrastructure, including environmental and
operational considerations, is satisfactory for the
development.

96 (1) A consent authority must not consent to development N/A

under this Part on bush fire prone land unless the consent

authority is satisfied the development complies with the
requirements of Planning for Bushfire Protection.

The site is not located on bushfire prone land.
99 Division 6 Design Principles Yes

Neighbourhood amenity and streetscape

Seniors housing should be designed to—

(a) recognise the operational, functional and economic
requirements of residential care facilities, which typically
require a different building shape from other residential
accommodation, and

(b) recognise the desirable elements of—

(i) the location’s current character, or

(if) for precincts undergoing a transition—the future
character of the location so new buildings contribute
to the quality and identity of the area, and

(c) complement heritage conservation areas and heritage
items in the area, and

(d) maintain reasonable neighbourhood amenity and
appropriate residential character by—

(i) providing building setbacks to reduce bulk and
overshadowing, and

(if) using building form and siting that relates to the site’s
land form, and

(ifi) adopting building heights at the street frontage that
are compatible in scale with adjacent buildings, and

(iv) considering, where buildings are located on the
boundary, the impact of the boundary walls on
neighbours, and

(e) set back the front building on the site generally in line with
the existing building line, and
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(f) include plants reasonably similar to other plants in the
street, and
(g) retain, wherever reasonable, significant trees, and

(h) prevent the construction of a building in a riparian zone.

The proposal incorporates the necessary operational and
functional requirements to function as a residential aged care
facility. The design is sympathetic to the surrounding area and
existing built form contained within the site. The proposal is
setback and of an appropriate scale so as to prevent unreasonable
amenity impacts to surrounding properties.

100 Visual and Acoustic Privacy Yes

Seniors housing should be designed to consider the visual
and acoustic privacy of adjacent neighbours and residents
by—

(a) using appropriate site planning, including considering the
location and design of windows and balconies, the use of
screening devices and landscaping, and

(b) ensuring acceptable noise levels in bedrooms of new
dwellings by locating them away from driveways, parking
areas and paths.

101 Solar access and design for climate Yes

The design of seniors housing should—

(a) for development involving the erection of a new building—
provide residents of the building with adequate daylight in
a way that does not adversely impact the amount of
daylight in neighbouring buildings, and

(b) involve site planning, dwelling design and landscaping
that reduces energy use and makes the best practicable
use of natural ventilation, solar heating and lighting by
locating the windows of living and dining areas in a
northerly direction.

The proposed development is not anticipated to result in any
acoustic or visual privacy issues. The individual bedrooms are
setback from the street frontages and located a considerable
distance from adjacent residential dwellings. Bedrooms are not
proposed in proximity to the stie’s internal roadways. Bedrooms
that orientate towards the internal courtyards are located a
sufficient distance from one another. Landscaping within the
courtyards will minimise opportunities for sightlines.

102 Stormwater Yes

The design of seniors housing should aim to—

(a) control and minimise the disturbance and impacts of
stormwater runoff on adjoining properties and receiving
waters by, for example, finishing driveway surfaces with
semi-pervious material, minimising the width of paths
and minimising paved areas, and

(b) include, where practical, on-site stormwater detention or
re-use for second quality water uses.

Refer to Development Engineers comments.
103 Crime Prevention Yes

Seniors housing should—
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(a) be designed in accordance with environmental design
principles relating to crime prevention, and

(b) provide personal property security for residents and
visitors, and

(c) encourage crime prevention by—

(i) site planning that allows observation of the approaches
to a dwelling entry from inside each dwelling and
general observation of public areas, driveways and
streets from a dwelling that adjoins the area, driveway
or street, and

(if) providing shared entries, if required, that serve a small
number of dwellings and that are able to be locked,
and

(iv) providing dwellings designed to allow residents to see
who approaches their dwellings without the need to
open the front door.

The proposal is considered to satisfy the principles of CPTED for
the reasons outlined in the table above.
104 Accessibility Yes

Seniors housing should—

(a) have obvious and safe pedestrian links from the site that
provide access to transport services or local facilities, and

(b) provide attractive, yet safe, environments for pedestrians
and motorists with convenient access and parking for
residents and visitors.

The proposal provides legible pedestrian paths of travel. The site is
located adjacent to a bus service on the eastern side of Collett
Street. A dedicated pedestrian pathway is provided to this service.

The proposal includes parking dedicated to residents and visitors.
The internal road network proposed as part of the application
provides motorists and pedestrians with safe access to this parking
and the facility.

105 Waste Management Yes

Seniors housing should include waste facilities that maximise
recycling by the provision of appropriate facilities.

Sufficient waste bin locations are provided for the site.

107 Non-discretionary development standards for hostels and Yes
residential care facilities — the Act, s 4.15

1) The object of this section is to identify development
standards for particular matters relating to development
for the purposes of hostels and residential care facilities
that, if complied with, prevent the consent authority from
requiring more onerous standards for the matters.

(2) The following are non-discretionary development
standards in relation to development for the purposes of
hostels or residential care facilities—

(a) no building has a height of more than 9.5m, excluding
servicing equipment on the roof of a building,

(b) servicing equipment on the roof of a building, which
results in the building having a height of more than
9.5m—
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(i) is fully integrated into the design of the roof or
contained and suitably screened from view from
public places, and

(ii) is limited to an area of no more than 20% of the
surface area of the roof, and

(ifi) does not result in the building having a height of
more than 11.5m,

(c) the density and scale of the buildings when expressed as
a floor space ratio is 1:1 or less,

(d) internal and external communal open spaces with a total
area of at least—

(i) for a hostel—8m? for every bed, or
(ii) for a residential care facility—10m? for every bed,

(e) at least 15m? of landscaped area for every bed,

(f) a deep soil zone on at least 15% of the site area, where
each deep soil zone has minimum dimensions of 6m and,
if practicable, at least 65% of the deep soil zone is located
at the rear of the site,

(g) for a hostel—at least 1 parking space for every 10 beds in
the hostel,

(h) for a residential care facility—at least 1 parking space for
every 15 beds in the facility,

(i) at least 1 parking space for every 2 employees who
are on duty at the same time,

(j) at least 1 parking space for the purpose of ambulance
parking.

The proposal complies with the requirements for the following
reasons:

¢ The development’s height does not exceed 9.5m.

+ Servicing equipment is not incorporated on the roof.

e The proposal has an FSR of less than 1:1.

¢ The development is required to provide communal open
space of at least 780m? for the proposed 78 beds in the
residential care facility. The internal and external communal
areas shown on the plans amounts to a total area of 777m?.
In addition, 3,854m? of external landscaping is provided.
The quantity of external / internal communal open space
well exceeds the minimum requirements.

e 137m? of landscaping is provided per residential bed.
44% of the site area comprises deep soil with more than
65% located at the rear of the site.

¢ The proposal is required to provide 24 parking spaces
comprising the following
- 3 parking spaces for the hostel / dementia-specific

units;
- 4 spaces for the residential care facility;
- 16 spaces for employees; and
- 1 space for an ambulance.
The proposal accommodates 23 parking spaces and 1
ambulance space. It therefore complies with the parking
requirements of the SEPP.
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QUEANBEYAN LOCAL ENVIRONMENTAL PLAN (QLEP) 2012

An assessment of the proposal against the general aims of QLEP 2012 is included below:

Cl Aims Complies

1.2(2)

(a) To facilitate the orderly and economic use and development of land in Yes
Queanbeyan based on ecological sustainability principles.

(b) To provide for a diversity of housing throughout Queanbeyan. Yes

(c) To provide for a hierarchy of retail, commercial and industrial land uses N/A

that encourage economic and business development catering for the
retail, commercial and service needs of the community.

(d) To recognise and protect Queanbeyan’s natural, cultural and built Yes
heritage including environmentally sensitive areas such as
Queanbeyan’s native grasslands, the Queanbeyan River and
Jerrabomberra Creek.

(e) To protect the scenic quality, views and vistas from main roads and other Yes
vantage points within Queanbeyan of the escarpment and Mount
Jerrabomberra.

hH To maintain the unique identity and country character of Queanbeyan. Yes

(g) To facilitate the orderly growth of the urban release area in Googong in N/A

a staged manner that promotes a high level of residential amenity and
the timely provision of physical and social infrastructure through
appropriate phasing of the development of land.

Suspension of Covenants, Agreements and Instruments

Under Clause 1.9A, no covenants, agreements and instruments restricting the development have
been identified.

Demolition

Under Clause 2.7 of the QLEP 2012, the proposal does involve demolition of existing structures
contained within the site. This will be further assessed and managed through the construction
certificate process.

Permissibility

The subject site is Zoned R3 Medium Density Residential zone under Queanbeyan Local
Environmental Plan 2012 (QLEP 2012)

Development for the purposes of ‘Seniors Housing’ such as is proposed is permissible within the
zone with consent and is defined under QLEP 2012 as follows:

“seniors housing means a building or place that is —
(a) aresidential care facility, or

(b) a hostel within the meaning of clause 12 of State Environmental Planning Policy (Housing
for Seniors or People with a Disability) 2004, or

(c) a group of independent living units, or

(d) a combination of nay of the buildings or places referred to in paragraphs (a)-(c),
and that is, or is intended to be, used permanently for —

(e) seniors or people who have a disability, or

(f) people who live in the same household with seniors or people who have a disability, or
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(g) staff employed to assist in the administration of the building or place or in the provision of
services to persons living in the building or place but does not include a hospital.

The proposal will provide accommodation for seniors and services to facilitate the provision of meals,
cleaning services, personal care and nursing care, and staffing facilities. This proposed seniors
housing will be associated with an existing ‘residential aged care facility’ which is defined as follows:

Residential care facility means accommodation for seniors or people with a disability that
includes —

(a) meals and cleaning services, and

(b) personal care or nursing care, or both, and

(c) appropriate staffing, furniture, furnishings and equipment for the provision of that

accommodation and care,

but does not include a dwelling, hostel, hospital or psychiatric facility.

Zone Objectives

An assessment of the proposal against the objectives of the R3 Medium Density Residential zone is
included below:

» To provide for the housing needs of the community within a medium Yes
density residential environment.

» To provide for a variety of housing types within a medium density Yes
residential environment.

» To enable other land uses that provide facilities or services to meet the Yes
day to day needs of residents.

» To encourage development that considers the medium density amenity Yes

of existing and future residents.

Part 4: Principal development standards

An assessment of the proposal against the relevant provisions contained within Part 4 of the QLEP 2012 is
provided below.

Height of building
Cl. Standard Controls Proposed Complies
4.3 Height of building 8.5m 6.6m N/A

Comments: The applicable maximum height of buildings development standard is contained within the
Seniors Housing SEPP which prescribes a height limit of 8m. Notwithstanding the proposal complies with the
maximum Height of Buildings Development Standard nominated by the QLEP 2012.

Part 5: Miscellaneous Provisions
The relevant provisions contained within Part 5 of the QLEP 2012 are addressed below as part of
this assessment:

5.3 Development near zone boundaries

The subject site is zoned R3 ‘Medium Density Residential’ and adjoins sites zoned B3 ‘Commercial
Core’ and ‘R4 High Density Residential’. The proposed development does not rely on the adjoining
zoning for permissibility.
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5.10 Heritage conservation

The site does not contain a heritage item. A locally listed heritage item known as ‘Greek Orthodox
Church (132)" at 120 Collett Street is located on adjoining land to the north west of the subject site.

14
DP821709

o2

23

The proposal was referred to Council’s Heritage Advisor. The following comments were received:

‘The aged care facility is a two-storey building that will be set well back from the church, with
a substantial landscaped area and tree planting between the two. There is unlikely to be any
adverse heritage impact on the church arising from the development’.

Council is satisfied that the proposal will have no impact on the adjacent heritage listed item.

5.21 Flood Planning

The site is not located within a Flood Planning Area. Accordingly, the proposed development will
have no impact on the flood functions and behaviour of the land.

Part 7: Local Provisions

The relevant provisions contained within Part 7 of the QLEP 2012 are addressed below as part of
this assessment:

7.1 Earthworks

Clause 6.1 of the PLEP 2014 establishes several matters requiring consideration for development
involving earthworks. The subject site is relatively flat and does not involve excavation. As such, itis
not anticipated that the construction of the proposal will impact adjoining properties.
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7.3 Terrestrial biodiversity

Clause 7.3 of the QLEP 2012 makes for provision for developments that impact on terrestrial
biodiversity. This clause is considered relevant to the proposed development as the rear portion of
the site is identified as “Biodiversity” on the Terrestrial Biodiversity Map.

(3) Before determining a development application for development on land to which this clause
applies, the consent authority must consider:
(a) whether the development is likely to have:
(i) any adverse impact on the condition, ecological value and significance of the fauna
and flora on the land, and
(i) any adverse impact on the importance of the vegetation on the land to the habitat
and survival of native fauna, and
(i) any potential to fragment, disturb or diminish the biodiversity structure, function and
composition of the land, and
(iv) any adverse impact on the habitat elements providing connectivity on the land, and
(b) any appropriate measures proposed to avoid, minimise or mitigate the impacts of the
development.

L

Part of the site is mapped as being subject to Terrestrial Biodiversity.

A biodiversity assessment accompanied the Development Application. The assessment confirms
that the proposal will have no adverse impact on significant flora and fauna contained within the
site and will not have an adverse impact on the biodiversity functions of the land.

7.6 Airspace operations

Clause 7.6 of the QLEP 2012 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 application was not
required to be referred to the relevant Commonwealth body for comment.

7.7 Development in areas subject to aircraft noise

Clause 7.7 of the QLEP 2012 makes provisions for developments subject to aircraft noise. This
clause is not considered relevant to the proposed development as the site is not located near the
Canberra Airport or within an ANEF contour of 20 or greater.
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7.9 Essential services

Clause 7.9 of the QLEP 2012 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 will have suitable vehicle access and adequate services are available.

4.15(1)(a)(ii) any draft environmental planning instruments

The draft Queanbeyan-Palerang LEP 2020 applies to the site. The draft QPLEP has been notified
and is in the public arena. The draft QPLEP will not result in any changes to the permissibility or
development standards that would result in a material change to the proposed development.
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4.15(1)(a)(iii)  any development control plan

Queanbeyan Development Control Plan 2012

Section Controls Compliance /
Conditions

PART 2 - All Zones

2.2.6 Car Parking Yes
In accordance with Table 1, the proposal is required to provide

loading facilities at a rate of one space per 2,000m? (50%) of

spaces adequate for trucks.

The parking rates for the proposal are nominated by the Seniors
Housing SEPP.

Car parking layouts, internal roads, driveways and loading facilities
has been designed in accordance with the relevant standards,
including Australian Standard AS 2890, Parking Facilities and
Australian Standard AS 2890 and AS/NZS 2890.1 - 2004: Off-street
car parking.

Please refer to the Development Engineers comments provided
under the referral section of this report.
2.3.5 Waste and Recycling Yes

The application is accompanied by a Waste Management Plan. The
development makes provision for suitable procedures for the
management of waste during the construction and operational
phases.

Refer to Waste Officer's comments.
2.3.6 Noise and Vibration Yes

The development application seeks consent for a low generating
noise use. It is not anticipated that the proposal will result in noise
emissions that would impact the amenity of surrounding properties.

The site is located within a residential area and is not positioned in
proximity to surrounding development that generate unreasonable

noise. As such, it is not anticipated that occupants of the future
development will be impacted by noise emissions resulting from
surrounding land uses.

24 Contaminated Land Yes

The development application proposes alterations and additions to

an existing seniors housing development. In consequence, the site

has already been deemed suitable for the proposed use and does

not involve the redevelopment of contaminated land.

2.5 Flood Management N/A

The site is not identified by the QLEP's ‘Flood Planning Map’ or the
QDCP’s ‘Flood Planning Area and Floodway Mapping’ as being

flood prone.

2.6 Landscaping Yes

Landscaping plans have been submitted with the development
application and details that comprehensive landscaping will be

36



9.1 Development Application - DA.2021.1789 - Demolition and Construction - Seniors Living Housing - 16 Erin Street,
Queanbeyan
Attachment 1 - DA.2021.1789 - Section 4.15 Assessment - Seniors Housing -16 Erin Street, Queanbeyan (Continued)

provided across the site. The landscaping is considered to be
appropriate for a development of this type.
2.7 Erosion and Sediment Control Yes

The Development Application is accompanied by an Erosion and
Sediment Control Plan. Erosion and sediment controls will be
conditioned as part of the consent.

2.9 Safe Design Yes

Natural Surveillance

The design provides opportunities for natural surveillance.
Bedrooms and communal areas are orientated towards internal
communal courtyards and the streetscape so as to maximise
overlooking of the site and surrounding streetscape. The
landscaping predominantly consists of low-lying planting and is of
high quality design. It is not anticipated that landscaping will impede
sightlines between public and private spaces.

Access Control

Entry and access points to the site are legible with sufficient
landscaping and passive/natural surveillance to deter people from
entering the site.

Territorial Reinforcement

Designation of common and private areas is clear through the
design of the development. Signage / signage walls, tree planting
and screen planting are proposed around the perimeter of the site
to demarcate it from the surrounding streetscape and send cues
that the development is for private use.

Space Management

The development incorporates high quality materials and
landscaping that will improve the general appearance of the
development. The overall design will create the impression that the
site is well cared for and will foster a sense of community.

212 Tree and Vegetation Management Yes

The development requires the removal of 50 trees and retention of
72 trees. Replacement placing amounting to 100 new trees is
proposed and will increase the site’s tree canopy coverage from
15% to 18%.

The application has been referred to Council's Tree Management
Officer. Please refer to their comments provided under the referral
section of this report.

4.3.4 Vicinity of a Heritage Item Yes

The subject site adjoins land that contains a Heritage Item, Saint
Demetrios Church.

The application was referred to Council's Heritage Advisor who
raised no concern with the proposal, noting that:

‘The aged care facility is a two-storey building that will be set
well back from the church, with a substantial landscaped area
and tree planting between the two.
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4.15(1)(a)(iiia) any planning agreement or draft planning agreement
No planning agreement has been entered into under section 7.4 of the EP&A Act
4.15(1)(a)(iv) matters prescribed by the regulations

Clause 61 of the Environmental Planning and Assessment (EP&A) Regulation 2021 requires
Council to take into consideration Australian Standard AS2601-1991: The Demolition of
Structures, in the determination of a development application.

Having regard to the prescribed matters, the proposed development does involve the demolition of
a building for the purposes of AS 2601 — 1991: The Demoalition of Structures.

Should this application be approved, appropriate conditions of consent are included to ensure
compliance with any relevant regulations.

4.15(1)(a)(v) any coastal zohe mahagement plan
Council is not subject to a coastal zone management plan.

4.15(1)(b) the likely impacts of the development, including environmental impacts on both
the natural and built environments, and social and economic impacts in the
locality

The proposed development is considered to have a positive social benefit to the local community
given that it will facilitate the provision of employment opportunities and integrated housing and
health care services that will support the ageing population. The development will not have a
negative environmental or economic impact.

4.15(1)(c) the suitability of the site for the development

The subject site has historically accommodated a use as proposed and is relatively unconstrained.
It is therefore considered to be suitable in its current state for the purposes of the proposed
development.

4.15(1)(d) any submissions made in accordance with this Act or the regulations

The application was notified in accordance with the QPRC Community Engagement and
Participation Plan from the 24/01/2022 to 09/02/2022. No submissions were received during this
time.

4.15(1)(e) 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.

SECTION 64 CONTRIBUTIONS

Section 64 of the Local Government Act 1993 allows contributions to be levied towards the provision
of water, sewerage, and stormwater infrastructure. However, in this case the new development has
a reduced impact on Council's sewer and water infrastructure due to an overall reduction from 85
beds to 78 beds. As such no additional load is anticipated and no additional contribution is required.
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SECTION 7.11 CONTRIBUTIONS

Section 7.11 and Section 7.12 of the EP&A Act permits councils to require as a condition of
development consent, the reasonable dedication of land or the payment of monies, or both, for
development that is likely to require the provision of, or increase the demand for public amenities
and public services within the area.

On 14 September 2007, the Minister for Planning issued as Ministerial Direction titled ‘Revocation
of Direction in Force Under Section 94E and Direction Under 94E’. This direction made Section
7.11 and Section 7.12 contributions not applicable to development undertaken by a ‘social housing
provider’ for the purposes of ‘seniors housing’ as defined by the State Environmental Planning
Policy (Housing for Seniors or People with a Disability) 2004.

The Applicant has demonstrated they are registered as a Community / Social Housing Provider
and are a registered charity and as such section 7.12 contributions cannot be levied on the
proposed development.

CONCLUSION

The application has been assessed having regard to Section 4.15 of the EP&A Act and is considered
satisfactory for approval subject to the imposition of the recommended conditions of consent. The
application is recommended for approval.
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QUEANBEYAN-PALERANG REGIONAL
COUNCIL

Council Meeting Attachment

26 OCTOBER 2022

ITEM 9.1 DEVELOPMENT APPLICATION - DA.2021.1789 - DEMOLITION
AND CONSTRUCTION - SENIORS LIVING HOUSING - 16
ERIN STREET, QUEANBEYAN

ATTACHMENT 2 DA.2021.1789 - PLANS - SENIORS HOUSING -16 ERIN
STREET, QUEANBEYAN
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9.1 Development Application - DA.2021.1789 - Demolition and Construction - Seniors Living Housing - 16 Erin Street,
Queanbeyan
Attachment 3 - DA.2021.1789 - Draft Conditions of Consent - Seniors Housing -16 Erin Street, Queanbeyan (Continued)

CONDITIONS OF CONSENT
DA.2021.1789

APPROVED DEVELOPMENT AND PLANS

1. _APPROVED DEVELOPMENT AND PLANS

The development referred to in the application is to be carried out in accordance with the
approved plans and documents including the following:

Title / Description Prepared by Issue/Revision | Date received by
& Date Council

A000 — Title Page Calderflower Architecture 24/12/2021

A001 — Existing Site Calderflower Architecture | Rev. 04 24/12/2021
(26/10/21)

A002 — Demolition Plan Calderflower Architecture | Rev. 04 24/12/2021
(26/10/21)

A004 - Site Plan-Proposed Calderflower Architecture | Rev. 06 24/12/2021
(30/08/22)

A100 — Level-1 Ground Floor | Calderflower Architecture | Rev. 07 24/12/2021

Plan (29/09/21)

A101 - Level-2 First Floor Calderflower Architecture | Rev. 07 24/12/2021

Plan (26/10/21)

A200 — Elevations Calderflower Architecture | Rev. 02 24/12/2021
(26/10/21)

A210 — Sections Calderflower Architecture | Rev. 05 21/06/2021
(21/06/21)

A800 — Materials Calderflower Architecture | Rev. 02 24/12/2021
(26/10/21)

A900 - Building Renders Calderflower Architecture | Rev. 02 24/12/2021
(26/10/21)

L-SD-02 — Landscape Arterra Design Rev.B 24{12/2021

Concept Plan (30/08/22)

L-SD-04 — Landscape Arterra Design Rev.B 24/12/2021

Fencing & Access Diagram (30/08/22)

L-SD-05 — Tree Planting Plan | Arterra Design Rev.B 24/12/2021
(30/08/22)

L-SD-06 — Shrub & Arterra Design Rev.B 24/12/2021

Groundcover Planting Plan (30/08/22)

L-SD-08 — Proposed Signage | Arterra Design Rev. A 17/02/2021
(02/06/22)

except as modified by any of the following conditions of consent.

Reason: Development is undertaken in accordance with this consent & is used for the approved
purpose only.
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SPECIAL CONDITIONS

2. Tree Management

Ensure Appendices 4.2 and 4.3 of the Arboricultural Impact Assessment are available to all
workers/contractors during onsite inductions.

The applicant must engage a Project Arborist (minimum AQF 5) to carry out all
recommendations outlined in the Arboricultural Impact Assessment. The Project Arborist role
is to:
o Induct contractors into the Tree Management Plan.
o Ensure tree protection measures are in place and are adequate prior to demolition
or construction.
o Ensure trees are protected throughout construction and that trees remain viable
post construction.
o Any permitted works within a Tree Protection Zone (TPZ) must be supervised by
the Project Arborist.
o The Project Arborist will record observations and take photographs at each site
visit.
o The Project Arborist will provide certification that all tree protection measures have
been adhered to at the following stages:
* Pre-demolition
Demolition
Construction
Landscaping
End of construction
Project completion

Reason: To provide satisfactory environmental protection and to ensure the implementation of
appropriate tree protection measures.

3. Use for Seniors or Persons with a Disability

The seniors housing development comprising a residential aged care facility is to be
operated to accommodate people over the age of 55 or people with a disability.

Reason: To ensure the development at the occupation phase operates in accordance with the
approved use.

4, Covenant on the land

Prior to the issue of an Interim or Final Occupation Certificate, whichever occurs first, a
restriction as to the user shall be registered against the title of the property on which
development shall be carried out, in accordance with section 88E of the Conveyancing Act
1919, limiting the use of any accommodation to which this application relates to the kinds of
people referred to below.

The development shall only be occupied by:
(a) Seniors, or people who have a disability,
(b) People who live within the same household with seniors or people who have a
disability,
(c) Staff employed to assist in the administration of and provision of services to housing
provided under SEPP (Housing for Seniors or People with a Disability) 2004.

Reason: To ensure the development at the occupation phase operates in accordance with the
approved use and the applicable legislative requirements.
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5. Consolidate Lots

Prior to the issue of an Occupation Certificate consolidate Lot 111 and Lot 112 DP821709 by
a plan of consolidation into a single allotment. Provide proof of registration of this
consolidation, with the NSW Land and Property Information, to Queanbeyan-Palerang
Regional Council prior to the issuing of any occupation certificate.

Reason: To ensure the use operates over one lot.

GENERAL CONDITIONS

6. Obtain Construction Certificate

Obtain a construction certificate from Queanbeyan-Palerang Regional Council or an
appropriately accredited private certifier before undertaking any work. Forward a copy of any
construction certificate issued by a private certifier to Queanbeyan-Palerang Regional Council
at least 2 days before undertaking any work in accordance with that construction certificate.

Reason: Work is undertaken in accordance this consent & relevant construction standards.

7. Obtain Occupation Certificate

Do not occupy or use the premises until an occupation certificate has been issued by
Queanbeyan-Palerang Regional Council or an appropriately accredited private certifier.
Provide a copy of any occupation certificate, issued by a private certifier, to Queanbeyan-
Palerang Regional Council no later than 2 days after the occupation certificate is issued.

Reason: Ensure that the building complies with relevant standards.

8. Comply with the Building Code of Australia

All work is to comply with the current edition of the Building Code of Australia.
Reason: All building work is carried out in accordance with relevant construction standards.

9. Construction within Boundaries

The development including but not limited to footings, walls, roof barges and guttering must
be constructed wholly within the boundary of the premises. No portion of the proposed
structure shall encroach onto the adjoining properties. Gates must be installed so they do
not open onto any footpath or adjoining land.

Reason: Approved works are to be contained wholly within the subject site.

10. Copy to Owner
A copy of this consent is to be provided to the owner.

Reason: To ensure the owner is aware of the requirements imposed under the consent.

11. Retaining Walls

Any retaining wall greater than 1000 mm is to be designed and constructed to structural
engineer’s details. Prior to issue of any construction certificate provide a certified copy of the
design to Queanbeyan-Palerang Regional Council.

Reason: Retaining walls are structurally strong enough to bear the loads put on them.
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12. Batters
No batter is to have a gradient greater than 1:4. Batters greater than 1:4 must be retained.

Reason: Prevent soil erosion, water pollution and the discharge of loose sediment on surrounding
land.

13. Protection of Sewer Mains

Council's sewer main affected by the development must be protected by extending footings to
RL584.96m AHD and implementing pier and beam construction that has been designed and
certified by a practising structural engineer.

Reason: To ensure that public services are not damaged or otherwise impacted on by the development.
14. Unauthorised Use of Public Land

No building materials are to be stored or construction activities undertaken on public or
adjoining land without prior written approval from Council.

Reason: To prevent unnecessary disturbance to public land.

15. Work on Adjoining Land Is Limited
The verge and other adjoining lands must not be used for storage of materials,
trade/construction vehicle parking or disturbed by construction activities with the exception of;

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.

CONDITIONS TO BE SATISFIED PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

16. Water & Sewer Compliance Certificate of Compliance - Design

Prior to the release of a Construction Certificate, a Certificate of Compliance in accordance
with the Water Management Act 2000 must be obtained from Council.

Reason: To ensure that supply is available, and/or the hydraulic design is in accordance with the relevant
specifications.

17. 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 8 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.
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18. 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
(b) Café
(c) Laundry

(d) Hairdresser
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.

Note: For further information regarding Trade Waste treatment and discharge please contact
Council’s Trade Waste Officer on (02) 6285 6000.

19. 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 plans

Reason: To ensure that satisfactory measures are in place to provide for environmental management
of the construction works.
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CONDITIONS TO BE SATISFIED PRIOR TO COMMENCEMENT OF WORKS

20. Appoint PCA (Building)

Appoint a principal certifying authority before any work is undertaken. Provide details of the
appointed principal certifying authority (if not Queanbeyan-Palerang Regional Council) to
Queanbeyan-Palerang Regional Council at least 2 days prior to any work being undertaken.

Reason: To provide for supervision of the subdivision works.

21. Site Identification

The site where building work, subdivision work, or demolition work are proposed to be carried
out shall be identified by a sign sited in a visually prominent position containing the following

information;
. the development application number,
. name, address and telephone number of the principal certifying authority,
. name of the principal contractor (if any) and 24 hour contact telephone number,
and
. a statement that “unauthorised entry to the work site is prohibited”.

Reason: To satisfy the provisions of Clause 1368 and 227A of the Environmental Planning and
Assessment Regulation 2000.

22. Traffic Management and Section 138 Consent

Prior to undertaking any works within a public road reserve or affecting the road reserve, a
traffic management plan is to be submitted to and approved by Queanbeyan-Palerang
Regional Council under Section 138 of the Roads Act 1993. Where occupancy of the road
reserve is required, a Section 138 application shall accompany the Traffic Management Plan
for Local Roads.

Reason: To ensure that works carried out comply with the Roads Act.

23. Sediment and Erosion Control

A Sediment and Erosion Control Plan (S&ECP) for all site works, including road works and
access, is to be approved by the principal certifying authority prior to work commencing. The
planis to cover all measures to control erosion and sediment transport in accordance with the

NSW Landcom publication Managing Urban Stormwater - Soils and Construction (4th Edition
2004 - "Blue Book").

Erosion and sediment controls are to be in place before the disturbance of any soils on the
site, and are to be maintained during the works and for as long as necessary after the
completion to prevent sediment and dirty water leaving the site and/or entering the surface
water system outside of the site as follows:

(a) divert uncontaminated run-off around cleared or disturbed areas,
(b) erect a silt fence to prevent debris escaping into drainage systems or waterways,
(c) prevent tracking of sediment by vehicles on roads, and

(d) stockpile topsoil, excavated material, construction and landscaping supplies and debris
within the site.

Reason: To minimise environmental impact associated with any works & to prevent soil erosion/vater
poliution.
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24, Retain and Protect Trees within Site and on Adjoining Land

Trees nominated to be retained on the approved plans must be protected in accordance with
‘AS4970-2009 Tree Protection on Development Sites’ and the following measures:

a) Ensure all documentation submitted for a Construction Certificate application details
tree retention with the diameter and position of the trunk and canopy clearly and
accurately shown on all relevant plans;

b) During construction, ensure retained trees on the site or adjoining land (if impacted)
are protected by cyclone/chain mesh fencing.

The fencing must:
1) extend around the drip line of the tree;
2) be a minimum of 1.8 metres high
3) consist of a minimum of 4 panels
4) be erected prior to commencement of any work; and
5) remain in place until an all site works have been completed.

c) Comply with the measures outlined within the approved Tree Management Plan
(TMP) prepared by an AQF Level 5 Arborist (If applicable).

The principal Certifier must ensure compliance with these requirements, both on the plans,
as well as on-site during construction, and prior to the issue of any Occupation Certificate.

Reason: To ensure that tree(s) are protected from damage during construction.
25. Retain and Protect Trees on Public Land

All trees located on Council owned or managed lands, including the verge between the
property boundary and the street kerb and gutter, must be protected in accordance with
‘AS4970-2009 Tree Protection on Development Sites’ and the following measures:

a) During construction, ensure retained trees are protected by cyclone/chain mesh
fencing

The fencing must:
1) extend around the drip line of the tree,
2) be a minimum of 1.8 metres high,
3) consist of a minimum of 4 panels,
4) be erected prior to commencement of any work; and
5) remain in place until an all site works have been completed.

b) Comply with the measures outlined within the approved Tree Management Plan
(TMP) prepared by an AQF Level 5 Arborist (If applicable).

Please note that verge surfaces, including soft and hardscape areas, are subject to
protection measures during construction according to other Council policies.

Reason: To ensure that tree(s), including street trees, are protected from damage during construction.

26. Access Compliance Report

Prior to Council or an accredited certifier issuing a construction certificate, the
recommendations of Document title: Statement of Compliance, Access for People with a
Disability, Author. Accessible Building Solutions, Dated: 02/12/2021 must be satisfied and
approved by the principal certifying authority.

Reason: To ensure compliance with the relevant Australian Standards.
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CONDITIONS TO BE SATISFIED DURING DEMOLITION AND/OR BUILDING WORKS

27. Hours of Operation for Works

All works associated with the construction and/or demolition of this development must be
carried out between the following hours unless Queanbeyan-Palerang Regional Council
agrees in writing. A written application shall be made to Queanbeyan-Palerang Regional
Council if a variation of hours is required.

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.

28. Approval Documents

Keep a copy of all stamped approved plans, specifications and documents on site while work
is being undertaken.

Reason: Relevant documentation is available for perusal on site by a council officer, for compliance
check.

29. Construction Facilities

Toilet facilities are to be provided at or in the close vicinity of the work site on which work
involved in the erection or demolition of a building is being carried out.

Reason: To provide adequate facilities to the work site.

30. Unexpected Finds

The development is to proceed with caution. If any Aboriginal objects are found, works
should stop and DECCW notified. If human remains are found work is to stop, the site is to

be secured and the NSW Police and NSW Office of Environment and Heritage are to be
notified.

Reason: To ensure objects discovered during construction are protected and notified in accordance
with the Due Diligence Code of Practice for the Protection of Aboriginal Objects in New South Wales.

31. All Works to Be Confined to the Site

All demolition, 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) Comply with the requirements of AS 2601-2001 - The demolition of structures.

c) [f 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.

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

e) Any gates must be installed so they do not open onto any footpath or adjoining land.

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.
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32. Demolition Works

The demolition of the existing building must be carried out in accordance with the:
a) requirements of the SafeWork Authority of New South Wales,
b) NSW Work Health and Safety Act 2011, and
c) Australian Standard AS 2601-2001: The Demolition of Structures.

Reason: To ensure compliance with SafeWork and occupational health and safety requirements.

33. Construction Waste Management
All waste materials generated on-site during construction are to be stored in enclosed
containers and deposited in an approved landfill at regular periods.

Reason: To ensure adequate waste management practices are in place during the construction
phase.

34. Protection of Adjoining Structures

If any excavation associated with the erection or demalition of a building extends below the
level of the base of the footings of a building on adjoining land, the person causing the
excavation to be made:

(a) must preserve and protect the building from damage, and
(b) if necessary, must underpin and support the building in an appropriate manner, and

(c) must, at least seven days before excavating, give notice of intention to do so to the
owner of the adjoining and furnish particulars of the excavation to the owner of the
building being erected or demolished, and

(d) satisfy the requirements of SafeWork.

The owner of the adjoining land is not to be liable for any part of the cost of work carried out
for the purposes of this clause, whether carried out on the allotment of land being excavated
or on the adjoining allotment of land.

Reason: Excavations relating to building work do not pose a hazard to adjoining properties.

35. Maintenance of Erosion Control Measures

All measures to control erosion and sediment transport are to be maintained during the
works in accordance with the NSW Landcom publication Managing Urban Stormwater - Soils
and Construction (4th Edition 2004- "Blue Book") and for as along as necessary after the
completion to prevent sediment and dirty water leaving the site and/or entering the surface
water system outside of the site.

Reason: To minimise environmental impact associated with any works & to prevent soil erosion/water
poliution.

36. Works Sites to Be Fenced

A hoarding/fencing 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.
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37. 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.
38. Protection of Works on Public Roads

Lighting, fencing, traffic control advanced warning signs must be provided for the protection
of works and for the safety and convenience of the public, in accordance with Council’'s
Design and Construction Specifications.

Traffic movement in both directions on public roads and vehicular access to private
properties must be maintained at all times, during the currency of the works.

Reason: To ensure an adequate level of public safety and convenience during construction.

39. Tree Removal

The felling and removal of trees shall be carried out by a person who is appropriately
gualified and who holds appropriate and current insurance.

Reason: To ensure a professional result and to provide protection to residents against liability for
damage or harm to person(s) or property.

CONDITIONS TO BE SATISFIED PRIOR TO ISSUE OF OCCUPATION/COMPLETION
CERTIFICATE

40. Occupation Certificate

The occupation certificate must not be issued until all conditions of consent have been
satisfactorily complied with and all mandatory stage/required plumbing inspections
undertaken. Plumbing and drainage must be inspected by Queanbeyan-Palerang Regional
Council at the relevant stages of construction in accordance with the attached inspection
schedule and a final plumbing certificate obtained prior to issue of any occupation certificate.

Reason: Development is safe & appropriate for occupation and is completed in accordance with the
consent.

41. Sewage Connection

Prior to occupation connect the premises to Queanbeyan-Palerang Regional Council's
sewerage infrastructure.

Reason: Premises are connected to available domestic sewerage system.
42. Water and Sewer Certificate of Compliance — Construction

Prior to the issue of an Occupation Certificate, a Certificate of Compliance in accordance
with the Water Management Act 2000 must be obtained from Council.

Reason: To ensure the constructed infrastructure and services have been completed to Council’s
specifications.
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43. Lighting In Car Parks and Public Spaces

Lighting throughout the car parking area and in public spaces must comply with AS/NZS
2890.1-2004 Parking Facilities Off-Street Car Parking and AS/NZS 1158 Set:2010 - Lighting
for Roads and Public Spaces.

Reason: To ensure the provision of adequate lighting within the development.

44. Mechanical Ventilation to Be Certified

Upon completion of the installation of the mechanical ventilation system documentation from
a practising Mechanical Engineer certifying that the construction, installation and operation
of the exhaust hood ventilation system meets the requirements of AS/NZS 1668.1 and/or
AS/NZS 1668.2 must be submitted to Council.

Reason: To ensure compliance with Australian Standard AS1668-2002: The use of Ventilation and
Air-Conditioning in Buildings.

45. Plant and Equipment Noise

The noise level emanating from plant and equipment installed on the premises must not
exceed a level of 5dB(A) above background level when measured for a LAeq 15 minute
period during the day, evening or night.

Reason: To reduce the noise nuisance to residents and adjacent neighbours, also to comply with the
Protection of the Environment Operations Act 1997 and Regulations.

46. Inspection Prior To Opening Health Premises

The hairdressers, physio office / gym, and treatment rooms must inspected by Council’'s
Environmental Health Officer upon completion of the fit out works and prior to the
commencement of trade.

Reason: To ensure that the fit out works have been satisfactorily completed before trade commences.

47. Inspection Prior To Opening Food Premises

The premises must be inspected by Council’'s Environmental Health Officer upon completion
of construction and fitout and prior to sale of food commencing.

Reason: To ensure that the fit out of the food premises complies with the relevant standards.

48. Smoke Free Area

The use and operation of a premises is to comply with the smoke-Free Environment Act
2000.

Reason: The premises remain smoke free for the comfort and safety of patrons.

67



9.1 Development Application - DA.2021.1789 - Demolition and Construction - Seniors Living Housing - 16 Erin Street,
Queanbeyan
Attachment 3 - DA.2021.1789 - Draft Conditions of Consent - Seniors Housing -16 Erin Street, Queanbeyan (Continued)

49. Car Parking to Comply With AS/NZS 2890

All car parks must comply with AS/NZS 2890.1-2004 Parking Facilities Off-Street Car Parking,
except for car parks for adaptable units which must comply with AS 4299-1995 Adaptable
Housing.

Pavement line marking with bay dimensions to comply with AS/NZS 2890.1-2004, must be
shown within the car parking areas to delineate parking bays, including signage for the
accessible parking bay/s.

Reason: To provide adequate off-street car parking.
50. Decommission Entrances

Close two of the existing five entrances to lots 111 and 112. The existing vehicular kerb
crossing must be closed off and a new crossing constructed in the location shown on the
approved plans with work undertaken by a Council approved contractor at no cost to the
Council.

Reason: To minimise the number of lot entrances along roads.
51. Stormwater Disposal Requirements

All stormwater from the site must be captured and piped to the street gutter/stormwater
pit/other via an on-site detention system to limit the discharge from the site to the pre-
development rate.

A stormwater management plan demonstrating the maintaining the pre-development runoff
flow for both 20% and 1% storm events is required in accordance with Council's D5
Stormwater Drainage Design specification, and provision for onsite stormwater detention
(OSD) and water quality in accordance with Council's D7 Erosion Control and Stormwater
Management Design specification and corresponding computer modelling.

In-ground Gross Pollutant Traps (GPT) targeting litter are to be installed in accordance with
Council's D7 Erosion Control and Stormwater Management Specification.

Reason: To provide satisfactory stormwater management and water quality.

52. 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 in the common property at
the front of the site, or other accessible position approved by Council.

Reason: To ensure that the development is appropriately water metered.

53. Power Supply

The building shall be connected to a suitable power supply.
Reason: To allow for a power supply to be available.
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54. Driveway Requirements

The development must include the construction of a commercial type driveway over
Council's footway at the location shown on the approved plans. The driveway must be:

a) Constructed by a Council approved contractor, at no cost to the Council.
b) Constructed using plain concrete, or 3% black oxide coloured concrete.

c) Gradients of commercial driveways shall satisfy the requirements of AS/NZS 2890.2 -
Commercial vehicle facilities.

d) At minimum distance of one metre away from any electrical, Telstra, post box
installation, other service or tree within the footway area.

e) In all urban, village and heritage areas where existing footpaths and/or kerb and
gutter are concrete, the driveway cross-over shall be finished in concrete.

g) In accordance with Councils Development Design Specification D13.

Reason: To ensure the construction of the driveway on public lands meets Council's requirements.

55. Driveway Application Form

A driveway application form must be submitted to and approved by Council prior to
commencement of driveway works and construction of the driveway across Council’s
footway area must be undertaken by a Council approved contractor, at no cost to the
Council.

Reason: To ensure the construction of the driveway on public land meets Council’s requirements.

56. Driveway Location from Water Meter, Sewer and Stormwater Connections

The driveway within the property must maintain a clearance not less than one (1) metre from
the water meter.

The driveway verge cross-over is not permitted to be constructed over the water service,
sewer tie point connection or stormwater tie point connection.

Reason: To ensure such service is not damaged by vehicle movements or difficult to access.
57. Erosion and Sediment Control

Maintain erosion and sedimentation controls for as long as necessary after completion of
works to prevent soil erosion, water pollution or the discharge of loose sediment on
surrounding land. The controls are to remain in place until all disturbed ground surfaces are
rehabilitated/revegetated and stabilised to prevent erosion or sediment loss.

Reason: To minimise environmental impact associated with any works & to prevent soil erosion/water
poliution.

58. Repair Damaged Public and Private Property

All damage caused to public and private property during the construction operations and
associated activities must be repaired or reinstated prior to Council accepting any Certificate
of Completion.

Reason: To ensure that all public and neighbouring private property in the vicinity of the development
is maintained in its pre-development condition.
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59. Fire Safety Certificate

Prior to obtaining the final occupation certificate, provide the final fire safety certificate to
Queanbeyan-Palerang Regional Council (and to the principal certifying authority if not
Queanbeyan-Palerang Regional Council). A final fire safety certificate is a certificate issued
by or on behalf of the owner of the premises to the effect that each essential fire safety
measure specified in the current fire safety schedule for the building to which the certificate
relates:

a) has been assessed by a properly qualified person, and

b) was found, when it was assessed, to be capable of performing to at least the standard
required by the current fire safety schedule for the building for which the certificate is
issued.

Note: The assessment of essential fire safety measures must have been carried out within
the period of 3 months prior to the date on which a final fire safety certificate is issued

As soon as practicable after the final fire safety certificate is issued, the owner of the building
to which it relates:

a) must provide a copy of the certificate (together with a copy of the current fire safety
schedule) to the Fire Commissioner, and

b) must display a copy of the certificate (together with a copy of the current fire safety
schedule) prominently displayed in the building.
Reason: To ensure compliance with the Environmental Planning and Assessment Regulation 2000.

60. 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. Food Business - Registration NSW

Prior to the commencement of operations the food business must register with the New
South Wales Food Authority. Registration may be completed online and free of charge at:
<http://www.foodnotify.nsw.gov.au/nafs prod/>.

Reason: The Authority is aware of the food business.

62. Food Business - Registration Council

Any food businesses occupying the premises must notify Council via Council approved
“Food Registration form” before operating.

Reason: compliance with s.100 of the Food Act 2003
63. Landscaping Works Completed By an Accredited Contractor

All landscaping must be completed by a Council accredited Category 1 or 2 landscape
contractor in accordance with approved landscape plan bearing the Council approval stamp.

Reason: To help ensure a high standard of landscape works.
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64. Statement of Completed Landscape Works

A “Statement of Completed Landscaped Works" form signed by the landscape plan designer
and the landscape contractor must be submitted to Council prior to the issue of the Final
Occupation Certificate.

Reason: To help ensure a high standard of landscape works.
65. Impervious Surfaces in Courtyards

All impervious areas within courtyards must drain to a garden bed or storm water pit.

Reason: To ensure effective disposal of storm water.
66. Water & Sewer Compliance Certificate - Construction

Prior to the issue of an Occupation Certificate, a Certificate of Compliance in accordance with
the Water Management Act 2000 must be obtained from Council.

Reason: To ensure the constructed infrastructure and services have been completed to Council’s
specifications.

67. Submit External Glazing Certificate

Prior to the issue of any Occupation Certificate certification that the glazing systems installed
in external windows and doors comply with the details submitted with the development
application must be submitted to the Principal Certifying Authority.

Reason: To ensure that the building satisfies the provisions of Australian Standard 2021-2000 -
Acoustics - Aircraft Noise Intrusion - Building Siting and Construction so as to reduce noise levels
from aircraft within the building.

68. Disposal of Waste Materials

Prior to the issue of any Occupation Certificate written evidence that all demolition/waste
materials removed from the site have been disposed of at an approved site must be
submitted to the Principal Certifying Authority.

Reason: To ensure that alf demolition/waste materials are disposed of in a proper manner.
69. Submit Work-As-Executed Drainage Plan

Work-as-executed plans of all sanitary drainage must be submitted to Council prior to the
issue of any Occupation Certificate.

Reason: To ensure that accurate records of sanitary drainage installations are available for future use
by interested persons.
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70. 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 ocour
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.

71. Separate Plumbing System for Rainwater

Water from the rainwater storage tank must not be cross connected to the potable water
supply.

Reason: To prevent the possibility of cross contamination with Council’s reticulated water supply.

CONDITIONS TO BE SATISFIED DURING THE ONGOING USE OF THE PREMISES

72. Medical / Pathological Waste

Any contaminated medical or pathological wastes stored on the premises shall be secured in
approved containers and disposed of by a registered contractor, in accordance with the
requirements of the NSW Department of Health and the NSW Office of Environment and
Heritage.

Reason: To appropriately manage pathological waste and in accordance with the applicable
requirements.

73. All Surfaces to be Concrete or Asphalt Surfaced

All parking spaces, loading bays, driveways and turning aisles must be either concrete or
asphalt surfaced, with all parking spaces line marked.

Visitor car parks must be clearly labelled prior to the occupation of the building.
Reason: To ensure car parking spaces are functional prior to use of the premises.

74. Work in Accordance with Engineering Specifications

All construction and restoration work must be carried out strictly in accordance with the
approved drawings and Queanbeyan-Palerang Regional Council’s current Design and

Construction Specifications.

Reason: To ensure design, construction and restoration work is in accordance with Council’s
standards and requirements.
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75. Maintain Car Parking Areas and Driveway Seals

All concrete or asphalt surfaced car parking areas, loading bays, manoeuvring areas and
driveways must be maintained in a trafficable condition, including line/pavement marking.

Reason: To ensure car park areas are useable.
76. 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.

77. 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. 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 such areas are available for occupants and visitors of the site and parking on site
is used for the development.

78. Continuous Maintenance of Signs

The sign/s approved by this consent must be continuously maintained in a structurally sound
and tidy manner.

Reason: To ensure that signs do not become derelict or unsightly.
79. Hazardous and Toxic Materials Storage

Hazardous and toxic material must be stored in accordance with NSW WorkCover Authority
requirements.

Reason: To minimise threats to the environment from hazardous and toxic materials.
80. Flammable Liquids Storage and Handling

The storage and handling of flammable and combustible liquids must be in accordance with:

a) Australian Standard 1940-2004 “The Storage and Handling of Flammable and
Combustible Liquids”, and

b) The NSW WorkCover Authority's Code of Practice for Storage and Handling of
Dangerous Goods, and

c) Work Health and Safety Regulation 2011.

Reason: To minimise threats to the environment from flammable and combustible liquids and to
advise of relevant standards.
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81. Surface Water

Do not re-direct surface water onto adjoining private land. Alterations to the surface contours
must not impede or divert natural surface water run-off, so as to cause a nuisance to adjoining
property owners or create an erosion or sediment problem.

Reason: Stormwater disposal does not impact on the building or neighbouring properties.

82. Essential Fire Safety

The owner of the building must maintain each essential fire safety measure in the building
premises to a standard no less than that specified in the schedule.

Reason: To ensure compliance with Environmental Planning and Assessment Regulation 2000.

83. Carry Out Sewer Work, Carry Out Water Supply Work, Carry Out Stormwater Work

All sanitary plumbing and drainage work is to be carried out in accordance with the
requirements of the Local Government (General) Regulation 2005, AS 3500 and the
requirements of Plumbing and Drainage Act, 2011. No alterations or additions are permitted
without approval from Council.

Reason: All plumbing and drainage functions adequately.

Council must inspect the following stages of construction and installation:

. Internal and external plumbing and drainage,

. Installation of the on-site sewage management system and disposal area,

. Final inspection of plumbing, drainage and on-site sewage management
system.

The top level of the sewerage service yard gully shall be located a minimum of 150 mm below
the lowest fixture level and a minimum of 75 mm above ground level. Where itis not practicable
to locate the top of the yard gully 150 mm below the lowest fixture level or 75 mm above the
surrounding ground level, then a reflux valve shall be fitted to the sewer drainage system so
as to prevent the backflow from the sewer entering the building.

The sewer junction inspection opening is to be located and raised to ground level.

Reason: To ensure compliance with AS3500 - National Plumbing and Drainage Code and the
requirements of Plumbing and Drainage Act, 2011.

Three star and four star rated water conservation devices are to be installed in the bathroom
and kitchen respectively.

Reason: Water efficiency and minimisation of wastewater produced.

A ‘Notice of Work’ (NoW) is to be issued to Queanbeyan-Palerang Regional Council no later
than 2 business days before the work concerned is carried out.

Reason: Council is informed prior to undertaking inspections and in accordance with requirements of
Plumbing and Drainage Act, 2011.

Licensees as the ‘responsible person’ must submit a Sewer Service Diagram(SSD) layout to
Queanbeyan-Palerang Regional Council prior to or at the time of inspection.

Reason: Council records are kept up to date and requirements of Plumbing and Drainage Act, 2011.

A ‘Certificate of Compliance’ (CoC) is to be issued to the Queanbeyan-Palerang Regional
Council and a copy to the person for whom the work is carried out on completion of the final
inspection.

Reason: Council records are kept up to date and requirements of Plumbing and Drainage Act, 2011.
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84. 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 2009.
85. 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.

86. Protect Existing House Drains from Footings

Existing house drainage and stormwater drainage lines must be protected where they pass
through proposed footings.

Reason: To ensure the integrity of the drainage lines is maintained.

87. 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.

88. Relocate Overflow Relief Gully

The overflow relief gully must be relocated to the outside of the building footprint.

Reason: To ensure the overflow relief gully remains in the open and is easily sighted.

89. 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 50° Celsius.

All heated water installation for any accessible facility must deliver hot water at a
temperature not exceeding 45° Celsius.

Reason: To prevent accidental scalding.

ADVISORY NOTES

NSW Police

- Ensure all door locks and window locks are of good quality and comply with the
Building Code of Australia (BCA).

Consideration should be given to the installation of lighting at all entry and exit points
as well as the boundary of the location.

Consideration should be given to the use of graffiti resistant paint or materials for the
outer walls, in particular the ground level of construction.

The development of a maintenance plan, incorporating a Graffiti Management Plan, as
research has shown that the most effective strategy for reducing graffiti attacks is the
quick removal of such material generally within a 48 hour period.
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Consideration to the installation of a CCTV throughout the location particularly the
carpark area as carparks are particularly prone to the offences of stealing (steal from
motor vehicle).

On landscaping, it should be noted and to be taken into consideration that although
landscaping can be used to enhance the appearance of the development and assist
in reducing opportunities for vandalism, landscaping can also provide concealment or
entrapment areas for people involved in criminal behaviour and also restrict natural
surveillance.

Some predatory and opportunistic offenders seek pockets and enclosures created by
vegetation/landscaping. When selecting and maintaining vegetation, consideration
should be given to the possibility of areas becoming entrapment sites in the future. A
safety convention for vegetation is: lower tree limbs should be above average head
height, and shrubs should not provide easy concealment (i.e. kept under 70cm of
height). Street trees should not be placed directly under street lighting. When they
mature they can block areas of light, creating shadows and dark spaces.

Due to the vulnerability of the cliental that will reside at this location there should be
measures put in place to be able to restrict access to visitors with a control measure.

Itis well known that offences against aged persons have historically taken place Aged
Care Facilities. It is strongly recommended that a CCTV system is inside the
premises (obviously not in the private areas of the residents) this will allow better
protection of the residents should safety issues arise.

Essential Energy

- If the proposed development changes, there may be potential safety risks and it is
recommended that Essential Energy is consulted with for further comment.

Any existing encumbrances in favour of Essential Energy (or its predecessors) noted
on the title of the above properties should be complied with.

In addition, Essential Energy’s records indicate there is electricity infrastructure located
within the properties and within close proximity of the properties. Any activities within
these locations must be undertaken in accordance with the latest industry guideline
currently known as ISSC 20 Guideline for the Management of Activities within
Electricity Easements and Close to Infrastructure. Approval may be required from
Essential Energy should activities within the properties encroach on the electricity
infrastructure.

Prior to carrying out any works, a ‘Dial Before You Dig’ enquiry should be undertaken
in accordance with the requirements of Part 5SE (Protection of Underground Electricity
Power Lines) of the Electricity Supply Act 1995 (NSW).

Given there is electricity infrastructure in the area, it is the responsibility of the person/s
completing any works around powerlines to understand their safety responsibilities.
SafeWork NSW (www.safework.nsw.gov.au) has publications that provide guidance
when working close to electricity infrastructure. These include the Code of Practice —
Work Near Overhead Power Lines and Code of Practice — Work Near Underground
Assets.

Rural Fire Service

NSW Rural Fire Service have issued a Bushfire Certificate on 22 April 2022 (copy attached
at Schedule 1). They advise they have issued General Terms of Approval however have no
specific conditions.
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SCHEDULE 1

NSW RURAL FIRE SERVICE

BUSH FIRE SAFETY AUTHORITY

SFPP - Seniors Housing
GEORGE FORBES HOUSE 16 ERIN ST QUEANBEYAN NSW 2620, (none)
RFS Reference: DA20220127002053-Original- 1

Your Reference: (ONR-34429) DA 2021.1789

This Bush Fire Safety Authority is issued on behalf of the Commissioner of
the NSW Rural Fire Service under s100b of the Rural Fires Act (1997)
subject to the attached General Terms of Approval.

This authority confirms that, subject to the General Terms of Approval
being met, the proposed development will meet the NSW Rural Fire
Service requirements for Bush Fire Safety under s100b of the Rural Fires
Act 1997.

Martha Dotter

Supervisor Development Assessment & Plan
Bullt & Natural Environment

Friday 22 April 2022
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QUEANBEYAN-PALERANG REGIONAL
COUNCIL

Council Meeting Attachment

26 OCTOBER 2022

ITEM 9.2 MODIFICATION APPLICATION - 2020.1154.B - MODIFICATION
TO CONDITIONS OF CONSENT RELATING TO ENERGY
SUPPLY - 44 BROOKS ROAD, ROAD

ATTACHMENT 1 DA.2020.1154.B - SECTION 4.55 ASSESSMENT REPORT -
MODIFICATION APLICATION - 44 BROOKS ROAD,
BYWONG
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QPRC “¥*

DELEGATED REPORT - DA.2020.1154.B

SUMMARY
Three lot Torrens title subdivision: Modification:
change to Condition 28, 29 and 30 to enable proposed
Proposal:
Lot 112 DP to connect to solar power, battery storage
and backup generator instead of electricity supply.
Address: 44 Brooks Road BYWONG NSW 2621
Property description: Lot 11 DP 245149
Applicant: PHL Surveyors
Cheryl Lorraine Le Mesurier & David Barry Le
Owner: _
Mesurier
Date of lodgement: 22/12/2021
Notification period: 21/01/2022 to 08/02/2022
Submissions received: Nil
Assessment officer: Annie Shumaker
Estimated cost of works: $60,110
. C4 Environmental Living under Palerang Local
Zoning: )
Environmental Plan 2014
Heritage: Not applicable
Flood affected: Not applicable
Bushfire prone: Yes
Recommendation of officer: Approval

EXECUTIVE SUMMARY

Modify consent conditions 28, 29 and 30 of development consent DA.2020.1154.A to enable
proposed Lot 112 of the three-lot subdivision to connect to solar power, battery storage and
backup generator instead of electricity supply.

The application was notified between 21 January 2022 and 08 February 2022. No submissions
were received.

Recommended for approval subject to amended conditions of consent 28, 29 and 30.

BACKGROUND
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The subject site, commonly known as 44 Brooks Road, Bywong and described as Lot 11 on DP

245149, is a single allotment with approval for a three-lot Torrens title subdivision. It has a total

area of 19.61 Ha. and comprises two dwellings (dual occupancy, detached) and ancillary

structures. The approved subdivision will create lots that are 3.92 Ha, 8.22 Ha and 7.47 Ha in size.

Two of the proposed lots will each contain one of the existing dwellings, while the third lot ie

proposed lot 112 will include a building envelope for future development, subject to development

consent.

A prior modification to the development consent was approved on 26 August 2021
(DA.2020.1154.A). This modification amended condition 31 of the original consent to reduce the
width of the required right of carriageway easement from 20m to 10m.

DESCRIPTION OF THE SITE AND LOCALITY

Located on the southeast side of Brooks Road, the site is extensively cleared. A watercourse ie
Gum Flat creek runs from north to south through the southern portion of the block. The site has a
divergent slope running to the creek in the proposed lot 112.

Existing development on the current lot 11 consists of two dwellings (detached dual occupancy)
and ancillary structures. Vehicular access is provided to the site via an existing driveway from
Brooks Road. A new access point to the southernmost proposed lot ie Lot 112 will be created from
Shinglehouse Road. The lot will be known as 83 Shinglehouse Road, Bywong. Existing
development within the locality is primarily rural residential dwellings and ancillary structures such
as sheds and garages.

10 R7 54873

Figure 1: Locality plan
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Figure 2. Indicative site plan for proposed Lot 112, showing proposed locations of solar
panels and battery

PROPERTY BURDENS AND CONSTRAINTS

There are no easements or burdens on the land which could affect, or be affected by, the proposed
development.

DESCRIPTION OF THE PROPOSED DEVELOPMENT
The specific elements of the proposal are:

e to connect solar power to proposed Lot 112 instead of connecting electricity supply. Due to
well established trees, infrastructure, distance and intrusion of power lines for future
purchasers of proposed Lot 111, connection to existing electrical supply from Lot 111 is
difficult.

o Dbattery storage and back up generator.

The application seeks Council approval for modification to consent conditions 28, 29 and 30.

CONSENT AUTHORITY

In accordance with the Environmental Planning and Assessment Act 1979 (EP&A Act) the
proposal as modified is considered to be local development and Council is the Consent Authority.

SECTION 4.10 DESIGNATED DEVELOPMENT — EP&A Act, 1979
The proposal as modified is not designated development.

SECTION 4.47 INTEGRATED DEVELOPMENT — EP&A Act, 1979

The proposal as modified is not integrated development.

REFERRALS
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INTERNAL REFERRALS

Engineering Comments

Council’'s Development Engineer provided initial comments on the proposal as follows:

“The land parcel is identified as Lot 11 DP 245149 (44 Brooks Road, Bywong). The lot is classed
as C4 (E4) Environmental Living under the Palerang Local Environmental Plan 2014.

DA.2020.1154 is for a three lot torrens title subdivision which was determined on the
4 January 2021. Conditions 26 and 27 relate to reticulated electrical supply to the newly created
lots prior to the issue of a Subdivision Certificate. These became Conditions 28 and 29 in the
amended consent.

Council’s policy is to have a reticulated electricity supply to all new subdivisions. However, section
C1.2.9 (3) of the Palerang Development Control Plan 2015 provides for consideration of alternative
power sources in the RU1 Primary Production, C3 (E3) Environmental Management and C4 (E4)
Environmental Living zones.

Subsequently, the removal of Conditions 28, 29 and amendment of Condition 30 is supported
through this modification and to allow for the installation of a ground mounted solar energy system
in place of reticulated electricity supply.

The following conditions as per the approved Notice of Consent, dated 4 January 2021 to be
removed or amended:

Condition #28 — Separate Connections & Services - To be deleted.

Condition #26A — Electricity Supply - Replacement Condition as below.

Condition #29 — Submission from Service Authority - To be deleted.

Condition #30 — Covenant on the Land - To be amended as below.
Condition 26A. Electricity Supply

The applicant is to provide a ground mounted solar electricity system with a minimum generating
capacity of 7.5kW to each of the concessional lots. No infrastructure is to be installed if tree
removal without prior consent from Queanbeyan-Palerang Regional Council. The applicant shall
install the systems at their own cost and prior to the issue of a Subdivision Certificate for the land.
A specification document for each system should be provided to Council prior to the release of a
Subdivision Certificate.

Condition 30. Covenant on the Land (Amended)

Apply covenants under section 88B of the Conveyancing Act 1919 to the new lots incorporating the
restrictions listed below. Queanbeyan-Palerang Regional Council shall be nominated as the sole
party with the power to vary or remove the required covenants.

a) Creation of a Right of Carriageway 10m wide in favour of proposed Lot 111 over proposed
Lot 110,

b) Lot 112 will need an onsite system of power generation at the owners cost as the land is
unlikely to be serviced by a reticulated electricity supply system. The owner of Lot 112, at
any point in time, is responsible for the ongoing maintenance and replacement of any
panels, batteries, inverters, and any parts that form part of the operation of the solar
electricity supply system and that it must be maintained in good working order and
condition in perpetuity. Prior to any sale, evidence as to the age of the system and its
maintenance status is to be provided to any potential purchaser(s).

¢) Nominating Council as the name of the person/authority empowered to release, vary or
modify restriction or positive covenant numbered in the plan.

d) Plantings on the entire site, including within the building envelopes, are to exclude species
listed on the regional weeds lists.
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e) Ground covers are to be maintained at a minimum 70% in accordance with the guidelines
contained in Queanbeyan-Palerang Regional Council’'s Palerang DCP 2015.

Reason: To ensure public utility services, access and restrictions are legalised over the land.”
Following a request from the applicant, proposed condition 26A - Electricity Supply was updated to:
“Condition 26A. Electricity Supply

The applicant is to provide a solar electricity system with a minimum generating capacity of 7.5kW
to Lot 112. No infrastructure is to be installed if tree removal without prior consent from
Queanbeyan-Palerang Regional Council. The applicant shall install the systems at their own cost
and prior to the issue of a Subdivision Certificate for the land. A specification document for each
system should be provided to Council prior to the release of a Subdivision Certificate.”

The change in the proposed condition, accommodates the applicant’'s request to allow the solar
panels to be mounted on the roof a proposed shed, rather than requiring them to be ground mounted.

EXTERNAL REFERRALS

NIL

SECTION 4.55 MODIFICATIONS — GENERALLY EP&A ACT, 1979

4.55 (1A) Modifications involving minimal environmental impact

A consent authority may, on application being made by the applicant or any other person entitled to
act on a consent granted by the consent authority and subject to and in accordance with the
regulations, modify the consent if:

(a) it is satisfied that the proposed modification is of minimal environmental impact, and

(b) it is satisfied that the development to which the consent as modified relates is substantially the
same development as the development for which the consent was originally granted and before
that consent as originally granted was modified (if at all), and

(c) it has notified the application in accordance with: (i) the regulations, if the regulations so require,
or (i) a development control plan, if the consent authority is a council that has made a
development control plan that requires the notification or advertising of applications for modification
of a development consent, and

(d) it has considered any submissions made concerning the proposed modification within any
period prescribed by the regulations or provided by the development control plan, as the case may
be. Subsections (1), and (2) do not apply to such a modification.”

Comment:

In regards subclause ‘@, it is considered that the modification(s) sought as part of this application is
of minimal environmental impact.

Regarding subclause ‘b’, Council is satisfied that the development to which the consent as
modified relates, is substantially the same development for which consent was originally

granted. In answering this threshold question, a comparative analysis of the approved
development as modified has been undertaken.

With regard to subclauses ‘c’ and ‘d’, the application was notified in accordance with Part E of the
Palerang DCP 2015 between 21 January 2022 and 8 February 2022. No submissions were
received.

SECTION 4.15 CONSIDERATIONS - EP&A Act, 1979
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In determining a development application, the consent authority is to take into consideration the
following matters of consideration contained within section 4.15 of the Environmental Planning and
Assessment Act, 1979 as relevant to the development application:

| YES | NO | N/A

Construction:

Is the development likely to comply with BCA? B |
Stormwater:

Can stormwater be satisfactorily disposed of? X
Is an easement required? X
Utilities:

Does the development impact on sewer/drainage services or easements? | [ X |
Demolition:

Does the development comply with AS2601-1991? | | | X
Disability Access:

Can compliance be achieved with the Disability (Access to Premises — X
Building Standards 2010)?

The provisions of the Palerang Local Environmental Plan 2014 (LEP):
Is the development permissible in the Zone? X
Is the development consistent with the aims and objectives of the zone? X
Are relevant clauses satisfied? Elaborate where necessary X
Will the proposed development have a detrimental effect on:
The views to and from potentially affected land

The overshadowing of potentially affected land

The privacy of potentially affected land

From any zero lot line wall

The likelihood of land being detrimentally affected by noise
Drainage and stability of and onto, adjoining lands

Will the development detrimentally affect neighbouring land

Will the development effect light & ventilation to any adjacent window X
Any other detrimental effects X
Provisions of any Draft Environmental Planning Instruments (LEPS):
Are there any Draft Environmental Planning Instruments? X
Will the proposal satisfy the Draft EPIs? X
Provisions of the Palerang Development Control Plan 2015
Does the development satisfy the relevant sections? Elaborate when X
necessary.
Are there any variations to the DCP? Elaborate when necessary. X
Is notification required under the provisions of Part E of the DCP? X
Have any submissions been received? If Yes, elaborate X
Impact of the development on the Environment
Context & Setting

Is the impact on the character of the Locality/Streetscape satisfactory? X
Is the Scale, Form, Character, Density and Design satisfactory? X
Access
Is vehicle access satisfactory? Refer to any engineering requirements X
below

Public Domain
Is the effect on Recreational Opportunities satisfactory? | | [ X
Utilities

Are utility services available (water, sewer, electricity, etc)? E |
Heritage

Is the site affected by a Heritage item or Conservation Area? X
If Yes, has it been referred to Council's Heritage Advisor/Committee? X
Is a Heritage Impact Statement required? X
Soils/Stability
Will the development effect stability of the land or adjoining land? X
Will there be any cut and fill works? X
Tree Removal

XXX

XX XX
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Will any trees be removed? | [ X |
Waste

Are the provisions for waste control adequate? | | | X
Hazards

Are there risks from Natural hazards - Bushfires, Slope and Flooding? If X
Yes, elaborate
Are there risks from Hazards - Industry, Contamination? If Yes, elaborate X
Social/Economic Impact
Will there be any Social Benefits? X
Will there be any Social Costs? X
Will there be any Economic Benefits? X
Will there be any Economic Costs? X
Design

Is the development design sensitive to the Environment/Landscape? [ X | |
BASIX

Is a BASIX Certificate required?

Have the required commitments been included on the plans?
4.15(1) Suitability of the site

Is the proposal compatible with the locality? X
4.15(1)(d) Any submissions made. X
4.15(1)(e) Is the Public Interest adequately protected? X

x| X

Comments: Assessment of the modification application has taken into consideration matters
outlined in section 4.15 of the Environmental Planning and Assessment Act, 1979 as relevant to
the development application:

4.15(1)(a)(ii) any draft environmental planning instruments
The draft Queanbeyan-Palerang Comprehensive Local Environmental Plan 2020 was on public
exhibition from 1-30 June 2020. The draft plan has been considered as part of this assessment

and has no effect on the proposed development.

CONCLUSION

The application has been assessed having regard to Section 4.55(1A) of the Environmental
Planning and Assessment Act 1979, and is deemed satisfactory for approval, subject to the
recommended conditions of consent.

That the conditions of consent of DA.2020.1154 be amended by:
o Deleting condition 28 and inserting condition 26A

e Deleting condition 29, and
e Amending condition 30
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NOTE:

This site plan was prepared to accompany a development application. This plan is based on an
eg plan of by a PHL y

The pian should be treated as conceptual onl

Lot dimensions and areas are subjed to final survey. Variasons may also occur dependent on
requirements by council and any other authorities which may have requirements under the
relevant legislation. In parficular, no rellance should be placed on this plan for any financial
dealings Involving the proposed fot(s) and this plan should not be used for the purposes of a
sales contract

The proposed lot(s) shown may also be subject to proposed easements, either for surface,
sub-surface or stratum services, and/or restrictions/ positive covenants, subject to engineering
design, requirements by council and any other authority which may have requirements under
the relevant legislation.

This note is an integral par of this plan
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