
 
 
 
 
 
 
 

22 February 2019 
Our Ref: 20676A.1KC_SEARs Request 
 
 
Ms Carolyn McNally 
Secretary 
NSW Department of Planning & Environment 
GPO Box 39 
SYDNEY NSW 2001 
 
 
Dear Ms McNally, 
 
 
RE: Request for Secretary’s Environmental Assessment Requirements  

Proposed SWELL Centre Development, Roseville College – State Significant 
Development 
27-29 & 37 Bancroft Avenue, Roseville 
 

1.0 Introduction & Background 

DFP Planning has been engaged by The Anglican Schools Corporation & Roseville College 
(the school) to assist in the planning and design of a development proposal for alterations and 
additions to the existing Roseville College Campus, a K-12 all-girls school. The development 
proposal comprises of what is described by the school as a new ‘Student Wellness (SWELL) 
Centre’ development (the Proposal).  
 
The development site is known as, 27-29 Bancroft Avenue and 37 Bancroft Avenue Roseville 
(the Site). 27-29 Bancroft Avenue is the existing school site, while 37 Bancroft Avenue is a new 
property that will be the subject of a change of use to incorporate it into the boundaries of the 
school. 
 
The proposal meets the criteria for State Significant Development (SSD) as the Capital 
Investment Value (CIV) of the proposal exceeds $20,000,000 to Clause 15(2) of Schedule 1 of 
State Environmental Planning Policy (State and Regional Development) 2011 (SEPP SRD) 
(refer to Section 8 further below). 
 
Accordingly, this letter constitutes a written application to obtain the Secretary’s Environmental 
Assessment Requirements (SEARs) as required under Clause 3 of Schedule 2 of the 
Environmental Planning and Assessment Regulations 2000 (the Regulation). 
 
Matters relating to the proposed development, permissibility, strategic planning context, 
associated impacts and justifications are discussed in detail below. 
 
2.0 Site Description 

The Site is located approximately 500m East of the Roseville Train Station and 1.3km North of 
the Chatswood Train Station. The Site is located within the Local Government Area (LGA) of 
Ku-ring-gai Municipal Council (Council). The Site is irregularly shaped, located at the 
intersection of Bancroft Avenue and Glencroft Road (See Figures 1 and 2). The site comprises 
two (2) allotments as described in 0 (see also Appendix 1). 
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Site Description 

Property Address Lot /Sec/ DP Area (m2) 

27-29 Bancroft Avenue, Roseville 2003/1084428 20,000m2 (approx.) 

37 Bancroft Avenue, Roseville  18/C/5035 1,321m2 (from Survey) 

TOTAL 21,321m2 (2.1Ha approx.) 

 

 
Figure 1: Aerial image of the Site (27-29 Bancroft Ave outlined in blue, 37 Bancroft Ave outlined in red) 

 
Figure 2: The Site and Surrounds. (27-29 Bancroft Ave outlined in blue, 37 Bancroft Ave outlined in red) 
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Existing on the Site is the Roseville College School Campus. As seen in Figure 1 the southern 
end of the site comprises the majority of the school’s buildings, being primarily of two (2) storey 
construction. The original school buildings and newer developments are integrated through this 
end of the campus. The northern end of the Site contains three (3) former dwellings which form 
part of the school campus, one (1) of which is connected to the buildings to the south by a more 
recent development. The school’s sports courts (i.e. tennis, basketball, netball etc) are located 
adjacent to the former dwellings. No. 37 Bancroft Avenue (recently acquired by the school) 
contains a single detached dwelling with a tennis court taking up the majority of the sites open 
space. 
 
The immediate surrounding locality is generally characterised by residential land uses in the 
form of single detached dwellings to the north, east and west. Opposite the southern end of the 
site across recreation avenue to the west is the Roseville Lawn Tennis Club, with development 
to the South of the site characterised by a mixed density of residential flat buildings and large 
dwelling houses. In a broader context, the Roseville commercial precinct which runs along the 
Pacific Highway is located approximately 500m to the west of the site. 
 
3.0 Development Description 

The proposed SWELL Centre can be described as a part three (3) and four (4) storey building 
which responds to topography as well as surrounding built form, integrating access with existing 
parking and campus facilities. The building achieves a 1-2 storey height to Bancroft Avenue, 
generally within the residential envelope, and does not propose any vehicular access to the site 
from Bancroft Avenue (existing vehicular access from Recreation Avenue will be retained). 
 
The design whilst contemporary has been designed to be sympathetic to the locality through its 
use of straight, clean lines and a high degree of articulation using a variety of materials, 
fenestration and a skilfully designed internal layout allowing the building to follow the natural fall 
of the land, reducing its perception of bulk and scale from the public domain.  
 
The eastern façade (adjacent to 39 Bancroft Avenue) is set back consistent with Council’s DCP 
side setback control and incorporates privacy and design treatments behind the boundary 
fence, as well as landscaping within the setback. 
 
The proposal entails works to be undertaken in two parts/stages in the northern portion of the 
site fronting Bancroft Avenue. A summary of the key elements of the Proposal is provided 
below and is as detailed further in the preliminary concept Architectural Plans prepared by 
Studio GA (Attachment 1).  
 
Part 1: Carpark (27-29 Bancroft Avenue): 
 

• Demolition of existing sports courts; 

• Construction of: 
o Two (2) storey car park with a basement level and one semi-basement level; 
o Two (2) rooftop sports courts; 
o Storage areas; and 
o Amenities 

• Partial demolition and modifications to existing staff carpark to the south of the new works 
for a new accessway; and  

• Landscaping. 
 

Access to the new carpark will be via the existing staff carpark off Recreation Avenue (located 
to the south of the proposed works). A new ground-level vehicle access from Recreation 
Avenue will also be constructed to provide access to new car parking at ground-level. By doing 
this, the car park does not require internal vehicle circulation and thus maximises parking 
spaces. 
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Part 2: Swimming Pool (37 Bancroft Avenue): 
 
To adjoin the new carpark constructed in Part 1 and extending into 37 Bancroft Avenue, a new 
semi-recessed part three (3) and four (4) storey building will be constructed, including the 
following: 
 

• 25m swimming pool; 

• Additional rooftop sports court; 

• Gym (across two levels); 

• Learning spaces; 

• Amenities; 

• Staff areas; 

• Lobby;  

• Goods lift; 

• Storage; and 

• Landscaping. 
 
To facilitate the above, the existing dwelling house on 37 Bancroft Avenue is proposed to be 
demolished along with the removal of approximately 17 low value trees (subject to final 
designs). Important and high value trees will be retained and protected where possible.  
 
As 37 Bancroft Avenue is currently used for residential accommodation purposes, the proposal 
accordingly also comprises a change of use of 37 Bancroft Avenue from residential 
accommodation to an educational establishment. 
 
In terms of the school’s population and future growth, these matters are discussed further in 
Section 4.0 below. 
 
4.0 Previous Development Applications and Consents 

It is critical to put the proposal into context with the planning and approval history of the site as 
this history directly correlates to the development of the SSD proposal. Current development 
consents which relate to 27-29 Bancroft Avenue are: 
 

• DA0261/16 – Progressive Increase of member of Students from 830 to a maximum of 1250 
from the year 2016 to 2030. Development consent issued by Ku Ring Gai Council on 12 
April 2017 (Attachment 2). 
 

• DA0262/16 – Demolish existing multi-purpose hardcourts, construct a building with one 
level of basement parking one level of semi-basement parking, roof level multi-purpose 
hardcourts, access and driveways and associated landscaping. Development consent 
issued by Council on 3 February 2017 (Attachment 3). 

 
The current proposal incorporates the car parking facilities approved under DA0262/16, 
however the design has required amendment to reflect the inclusion of a swimming pool, 
integrated circulation and other amendments such that it would not be “substantially the same 
development” that was approved by Council. In this regard, the pool cannot be considered as a 
separate project in complete isolation of the approved car park – i.e. the two projects must be 
combined. The provision of parking in the proposal is generally consistent with the project 
approved under DA0262/16. 
 
The following development application (DA) is currently before Council for their consideration in 
relation to 37 Bancroft Avenue: 
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• DA0563/18 – Change of use from residential to an educational establishment (Roseville 
College) including minor alterations and additions. Lodged 5 December 2018. 

 
Having regard to the requirements of these consents, the current DA before Council, and the 
schools intention to also develop a swimming pool component on the site, the future SSD 
application for the proposal also serves to simplify the approach to the future development of 
the site by way of a single approval for the expansion of the school.  
 
To remove the complexity of another DA for the swimming pool component of the proposal 
(which would possibly be SSD due to its CIV) and modifying existing development consents, 
this proposed SDD application would supersede the above-mentioned development consents, 
incorporating the student population increase and carpark development as part of the SSD.  
 
We assume that any future SSD consent issued would incorporate conditions of consent which 
would require the surrender of DA0261/16 & DA0262/16 prior to commencement of works. The 
school’s preference is to only surrender these consents once any subsequent SSD consent is 
issued. 
 
Finally, as the future SSD application incorporates 37 Bancroft Avenue and with a view to keep 
the overall development of the site consistent and to consolidate approvals, the school intends 
to withdraw DA0563/2018 from Council. DFP will discuss this with Council’s assessing officer to 
provide an overall context on the development of the site prior to the withdrawal. 
 
In summary: 
 

• The approved car park cannot be developed under the current approval in isolation of the 
proposed pool, due to the number of design changes required to integrate the two 
components. Therefore, the two projects must be combined and this triggers the proposal 
as SSD; 

• The terms of earlier consents can be consolidated into the SSD consent; 

• No change to the approved student caps is proposed; 

• DA0563/18 will be withdrawn from Council and will now form part of the SSD application; 

• The current approach means that what could have been four (4) consents (approved 
student numbers, approved car park, proposed change of use and proposed pool) can now 
be consolidated into one (1) SSD DA. This removes confusion about the applicability of past 
consents to new land and clarifies both the timing and scope of work across the all relevant 
land. 

 
5.0 Permissibility and Strategic Planning Context 

The following legislation and policies are relevant to the Proposal and are addressed in more 
detail below: 
 

• Biodiversity Conservation Act 2016 

• Environmental Planning and Assessment Act 1979; 

• State Environmental Planning Policy No. 55 - Remediation of Land; 

• State Environmental Planning Policy No. 64 - Advertising and Signage; 

• State Environmental Planning Policy (State and Regional Development) 2011; 

• State Environmental Planning Policy (Educational Establishments and Child Care Facilities) 
2017; 

• Draft State Environmental Planning Policy (Remediation of Land); 

• Ku-ring-gai Local Environmental Plan (Local Centres) 2012 (KLEPLC) with  

• Ku-ring-gai Local Environmental Plan 2015 (KLEP); 

• Ku-ring-gai Local Centres Development Control Plan (KLCDCP); 

• Ku-ring-gai Development Control Plan (KDCP); 
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• A Plan for Growing Sydney; and 

• North District Plan. 
 
With regard to the application of the above and for clarity in consideration of the points below: 
 

• 27-29 Bancroft Avenue is subject to provisions of the KLEPLC & KLCDCP; and 

• 37 Bancroft is subject to provisions of the KELP & KDCP. 
 
5.1 Biodiversity Conservation Act 2016 

The eastern portion of 27-29 Bancroft Avenue is identified as having small pockets of high 
biodiversity value vegetation on the Biodiversity Values Map published by NSW Office of 
Environment and Heritage under the Biodiversity Conservation Act 2016 (BC Act). This 
vegetation is confined to an established area of the allotment which is not proposed to be 
developed or disturbed (Figure 3). 
 

 
Figure 3: Biodiversity Values Map extract. 

 
5.2 Environmental Planning and Assessment Act 1979 

The assessment framework for SSD is established under Part 4 Division 4.7 of the EP&A Act 
with Section 4.12 requiring a Development Application (DA) for SSD to be accompanied by an 
Environmental Impact Statement (EIS).  Matters relevant to the preparation of an EIS (including 
the application for SEARs) are set out under Schedule 2 of the Regulation. 
 
Clause 4.5 of the EP&A Act identifies that the Minister is the consent authority for SSD. 
 
5.3 State Environmental Planning Policy No. 55 - Remediation of Land 

The provisions of State Environmental Planning Policy No. 55 - Remediation of Land (SEPP 
55) apply to the Site and are a relevant matter for consideration as part of the assessment of 
the Proposal. The land use history of the site as a school and for residential purposes suggests 
that the site is unlikely to be contaminated. Notwithstanding the provisions of SEPP 55 will be 
considered as part of the EIS accompanying the DA and a preliminary contamination 
assessment will be lodged with the EIS if required. 
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5.4 State Environmental Planning Policy No. 64 - Advertising and Signage 

State Environmental Planning Policy No. 64 - Advertising and Signage (SEPP 64) sets out 
provisions relating to the assessment of development which comprises signage, including 
business identification signs.  It is likely that there will be some minor signage included in the 
proposal to display the school name and to provide wayfinding, although the location, size and 
content of any such signage has not yet been determined.  Details will be provided with the DA 
and the provisions of SEPP 64 will be considered as part of the EIS. 
 
5.5 State Environmental Planning Policy (State and Regional Development) 2011 

Clause 15(2) of Schedule 1 of State Environmental Planning Policy (State and Regional 
Development) 2011 (SEPP SRD) identifies the proposal as SSD as it will have a CIV in excess 
of $20,000,000, as set out in the CIV Statement (Attachment 4). 
 
5.6 State Environmental Planning Policy (Educational Establishments and Child Care 

Facilities) 2017 

State Environmental Planning Policy (Educational Establishments and Child Care Facilities) 2017 
(the Education SEPP) aims to streamline the planning system for education and child care 
facilities and the delivery of new schools.  
 
The proposal entails alterations and additions to an existing school and applicable clauses of 
the Education SEPP are identified and briefly discussed below: 
 
5.6.1 Clause 35 – Schools – development permitted with consent  

Development for the purpose of a school may be carried out by any person with development 
consent on land in a prescribed zone. The Site is located part within Zone SP2 Infrastructure for 
the purposes of an educational establishment under the KLEPLC (27-29 Bancroft Avenue) and 
part Zone R2 Low Density under the KLEP (37 Bancroft Avenue). Both the SP2 and R2 zones 
are prescribed zones for the purpose of the SEPP in accordance with Clause 33. 
 
This clause also provides that the consent authority must take into consideration: 
 

• The design quality of the development when evaluated in accordance with the design 
quality principles set out in Schedule 4; and 

• Whether the development enables the use of school facilities (including recreational 
facilities) to be shared with the community. 

 
The design quality principles of Schedule 4 and details of any proposed shared use of facilities 
with the community will be addressed within the DA and considered as part of the EIS. 
 
5.6.2 Clause 42 – State significant development for the purpose of schools—application 

of development standards in environmental planning instruments 

Clause 42 provides that development consent may be granted for development for the purpose 
of a school that is SSD even though the development would contravene a development 
standard imposed by this or any other environmental planning instrument under which the 
consent is granted. 
 
5.6.3 Clause 57 – Traffic Generating Development  

Under the provisions of Clause 57 of the Education SEPP, the Proposal is classified as traffic 
generating development as the school is an educational establishment which is proposed to be 
altered and has size or capacity of 50 or more students with access to any road.  Accordingly, it 
must be referred to NSW Road and Maritime Services (RMS) for comment as part of the 
assessment process. 
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The EIS will include a Traffic Impact Assessment assessing the potential traffic impacts 
associated with the Proposal and consultation will be undertaken with the RMS. 
 
5.7 Draft State Environmental Planning Policy (Remediation of Land) 

Draft State Environmental Planning Policy (Remediation of Land), forms part of the review 
program by the NSW Government and is intended to replace SEPP 55. Public consultation on 
the policy closed on 13 April 2018, accordingly as the proposed environmental planning 
instrument has been the subject of consultation it must be taken into consideration during the 
assessment of any future DA. The EIS will address the requirement of the draft policy. 
 
5.8 Ku-ring-gai (Local Centres) Local Environmental Plan 2012 

27-29 Bancroft Avenue, Roseville is subject to the provisions of the KLEPLC. The key 
provisions of the LEP are briefly discussed below. 
 
5.8.1 Clause 2.2 - Zoning 

The LEP Land Zoning Map (see Figure 4) identifies the Site as being within ‘Zone SP2 
Infrastructure’ (the SP2 zone). Development for the purpose of an educational establishment is 
a permissible land use with consent in the SP2 Zone by virtue that the land use table permits 
development as shown on the land use zoning map, which in this instance is ‘educational 
establishment’. 

 
Figure 4: KLEPLC Zoning Map. 

The proposal is also generally consistent with the objectives of the SP2 Zone, which are: 
 

• ‘To provide for infrastructure and related uses. 

• To prevent development that is not compatible with or that may detract from the 
provision of infrastructure’ 

 
5.8.2 Clause 5.10 – Heritage Conservation 

Whilst 27-29 Bancroft Avenue is not located within a heritage conservation area (HCA) nor 
contains an item of environmental heritage, it is surrounded by a HCA (known as the Clanville 
Conservation Area) and within the vicinity of several items of environmental heritage. Heritage 
matters are discussed in more detail in Sections 5.9.4 & 6.1. Figure 5 below shows the HCA 
surrounding 27-29 Bancroft Avenue and nearby items of environmental heritage. 
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Figure 5: HCA surrounding 27-29 Bancroft Avenue (KLEPLC) 

 
5.8.3 Clause 6.2 – Stormwater and water sensitive urban design  

The final design of the proposal will incorporate water sensitive urban design principles, 
supported by schematic civil design information for the SSD application. 
 
5.9 Ku-ring-gai Local Environmental Plan 2015 

37 Bancroft Avenue, Roseville is subject to the provisions of Ku-ring-gai Local Environmental 
Plan 2015 (the KLEP). The key provisions of the LEP are briefly discussed below. 
 
5.9.1 Clause 2.2 – Zoning 

The LEP Land Zoning Map (see Figure 5) identifies the Site as being within ‘Zone R2 Low 
Density Residential’ (the R2 zone). Development for the purpose of an educational 
establishment is a not a permitted land use in the R2 Zone by virtue that the land use table 
specifies any other development not listed as ‘permitted without consent’ or ‘permitted with 
consent’ is prohibited. 
 
Notwithstanding, as previously discussed above in Section 5.6.1 the R2 zone is a prescribed 
zone as defined within clause 33 Education SEPP. Accordingly, the proposal is permissible by 
virtue of clause 35(1) of the Education SEPP which states: 
 

(1)  Development for the purpose of a school may be carried out by any person with 
development consent on land in a prescribed zone. 



https://dfpplanningptyltd.sharepoint.com/Shared Documents/Projects/20676A Roseville College SWELL Centre/Letters/20676A.1KC_SEARs Request.docx 

10 
 

 
Figure 6: KLEP Zoning Map. 37 Bancroft Avenue. 

5.9.2 Clause 4.3 – Height of Buildings 

The Height of Buildings Map identifies a maximum building height control for the site of 9.5 
metres (Figure 7). The proposed development in its preliminary forms is within this maximum 
height limit. 

 
Figure 7: KLEP Height of Buildings Map. 37 Bancroft Avenue. 

 
5.9.3 Clause 4.4 – Floor Space Ratio 

The Floor Space Ratio Map identifies a maximum floor space ratio (FSR) control of 0.3:1 for the 
Site (Figure 8). Final FSR calculations will be undertaken upon the finalisation of Architectural 
documentation and will form part of the EIS for the proposal. Should the proposal exceed the 
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maximum FSR control for the site (which is likely), the EIS will provide assessment and 
justification of this outcome. 

 
Figure 8: KLEP FSR provisions for 37 Bancroft Avenue. 37 Bancroft Avenue. 

5.9.4 Clause 5.10 – Heritage Conservation  

37 Bancroft Avenue is located within in the Heritage Conservation Area (HCA) known as 
‘Clanville Conservation Area’ (Figure 9). The Site is not identified within Schedule 5 of the LEP 
as an item of environmental heritage however there are several properties within the vicinity of 
the Site which are a row of three (3) dwelling houses on the northern side of Bancroft Avenue, 
opposite the current school Site. Potential impacts arising on the HCA will be addressed in 
detail within the EIS, including the provision of a Statement of Heritage Impact. 

 

Figure 9: Clanville Conservation Area, 37 Bancroft Avenue (KLEP) 
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5.9.5 Clause 6.4 – Riparian Land and Adjoining Waterways 

37 Bancroft Avenue is identified as partially comprising land mapped as “Category 3a” riparian 
land, on the Riparian Lands and Watercourses Map (Figure 10). The mapped vegetation is not 
part of a mapped creek-line, and thus does not trigger the need for a Controlled Activity 
Approval under the Water Management Act 2000, however the provisions of Clause 6.4 of 
KLEP must be taken into account to ensure riparian, stormwater and flooding measures have 
been adequately considered to the satisfaction of the consent authority. These matters will be 
addressed in detail within the EIS, including relevant supporting documentation. 
 

 
Figure 10: Riparian Lands and Watercourse Map. 37 Bancroft Avenue. 

5.10 Ku-ring-gai Local Centres Development Control Plan 

The Ku-ring-gai Local Centres Development Control Plan (the LCDCP) applies to the 27-29 
Bancroft Avenue although it does not contain controls specific to schools. Where possible, the 
design of the Proposal will have regard to provisions of the DCP that may be deemed relevant 
(such as biodiversity, parking, setbacks, landscaping, heritage considerations and stormwater) 
although pursuant to Clause 11 of SEPP SRD, DCPs (whether made before or after the 
commencement of the SEPP) do not apply to SSD. 
 
5.11 Ku-ring-gai Development Control Plan 

The Ku-ring-gai Development Control Plan (the DCP) applies to 37 Bancroft Avenue although it 
does not contain controls specific to schools. Where possible, the design of the Proposal will 
have regard to provisions of the DCP that may be deemed relevant (such as parking, 
landscaping, heritage and stormwater) although pursuant to Clause 11 of SEPP SRD, DCPs 
(whether made before or after the commencement of the SEPP) do not apply to SSD. 
 
5.12 A Metropolis of Three Cities 

A Metropolis of Three Cities - The Greater Sydney Region Plan (the Plan) sets out a vision of 
Sydney comprising of ‘three cities’ where most residents live within 30 minutes of their jobs, 
education and health facilities, services and the like. The Proposal is consistent with the Plan’s 
directions for ‘Infrastructure and Collaboration’ and ‘Liveability’ by assisting in providing 
infrastructure (i.e. improved school facilities) in walking distance from residential and 
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commercial precincts, supporting predicted population growth to support in the creation of 
strong communities. 
 
5.12.1 North District Plan  

The Site is located within North District Plan (the ND Plan) area which covers the City of Ryde, 
Hornsby, Hunters Hill, Ku-ring-gai, Lane Cove, Mosman, North Sydney, Northern Beaches and 
Willoughby Local Government Areas (LGAs). This ND Plan seeks to manage growth in the 
context of economic, social and environmental matters. It contains the planning priorities and 
actions for implementing the Greater Sydney Region Plan, A Metropolis of Three Cities, at a 
district level and is a bridge between regional and local planning. The EIS will address the 
planning priorities of the ND plan with the proposal consistent with those concerning 
‘Infrastructure and Collaboration’ and ‘Liveability’. 
 
6.0 Preliminary Impact Identification and Assessment 

The key likely impacts of the Proposal are discussed below and will be addressed in detail 
within the EIS required to accompany the SSD DA submission. 
 
6.1 Heritage Conservation Area 

As discussed throughout this report, the school is surrounded by a HCA which 37 Bancroft is 
located within. Accordingly, the potential impacts arising on the HCA and the nearby items will 
be addressed in detail within the EIS, including the provision of a Statement of Heritage Impact. 
 
6.2 Traffic and Parking 

Traffic and car parking will be a key consideration for the proposal. The proposal incorporates 
additional on-site parking to alleviate stress on the local road network. Further details regarding 
car parking, traffic, bus services and sustainable transport will be provided as part of the EIS, 
including a Traffic Impact Assessment Report including survey data of users and the 
surrounding street network. 
 
6.3 Built Form & Residential Amenity 

As previously discussed, the proposal whilst contemporary, has been designed to be 
sympathetic to the locality through its use of straight, clean lines with a high degree of 
articulation using a variety of materials, fenestration and a skilfully designed internal layout 
allowing the building to follow the natural fall of the land, reducing its perception of bulk and 
scale from the public domain. 
 
The proposal will also be designed to confirm to the design quality principles of the Education 
SEPP. 
 
6.4 Acoustic Impacts 

Acoustic impacts are a key matter for the project in light of the residential setting surrounding 
the site. The proposal will include measures to minimise the potential for adverse acoustic 
impact as to ensure the amenity of the locality is not compromised. According, the proposal and 
future SSD will be supported by an acoustic impact assessment. 
 
6.5 Construction and Operational Impacts 

Construction works associated with the staged development will require consideration of the 
surrounding residential amenity and local traffic network.  Given the residential setting of the 
Site, the potential impacts of construction works will be considered within the EIS, including: 
 

• Dust control during any demolition and construction; 

• Erosion and sediment control (likely to be minimal due to the site’s conditions); 
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• Noise and vibration during construction; and 

• Traffic impacts associated with construction vehicles, including local traffic control measures 
where relevant. 

 
7.0 Justification 

The need for improved school facilities within Sydney’s North Shire is important in meeting the 
educational needs of the growing residential population of the Roseville area and more broadly 
throughout the Ku-ring-gai LGA. Being located at the Southern end of the LGA, the school’s 
catchment also comprises the Willoughby and Ryde City LGAs. The proposal will provide 
residents in the area and the broader school community vastly improved school facilities with 
exceptional access from surrounding residential areas and public transport (Roseville Train 
station approximate 500m to the East of the site). 
 
The Site is considered to be able to accommodate a development of this nature with potential 
land use conflicts with surrounding development (i.e. traffic, heritage and acoustic impacts in 
particular) able to be minimised. 
 
8.0 Consultation 

DFP Planning has carried out preliminary authority discussions in relation to the Proposal, 
being informal pre-SEARs discussions with DPE staff and Ku-ring-gai Municipal Council 
planning staff. The DPE discussion was primarily based around the existing development 
consents as previously discussed in Section 4.0 
 
During the preparation of the EIS, the following consultation is proposed: 
 

• Community information drop-in session(s); 

• Mail-drop of information brochures/flyers to surrounding residences and properties; 
 
Whilst our client has not undertaken any consultation with the local community on this specific 
proposal the community is aware of the school’s intention to undertake developments on the 
site in light of the development consents issued by Council as previously discussed. 
Furthermore, the school is also indenting to engage the services of a professional Public 
Relations Company to undertake required consultation throughout the preparation of the EIS, 
the construction phase and 12 months post completion of the development. 
 
8.1 NSW Government Architect (NSWGA) Review 

DFP is arranging for three (3) meetings with the NSW GA (involving the State Design Review 
Panel (SDRP)), DFP’s experience is that three (3) meetings will be required for this project. 
Dates have been requested however are yet to be established. We note the next available 
dates for the SDRP are in May 2019. 
 
9.0 Conclusion 

The Proposal is classified as SSD as it falls within the requirements of Clause 15(2) of 
Schedule 1 of SEPP SRD, being that the development has a capital investment value of more 
than $20 million for the purpose of alterations or additions to an existing school. Roseville 
College requests that the Secretary of the DPE issue the SEARs for the proposed new school 
development to facilitate the preparation of the EIS to accompany the DA. 
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If you should have any questions regarding this request for SEARs, please contact the 
undersigned or Stephen Earp on 9980 6933. 
 
Yours faithfully 
DFP PLANNING PTY LTD 
 
 
 
 
 
 
KENDALL CLYDSDALE 
PROJECT PLANNER     Reviewed: ____________________ 
 
kclydsdale@dfpplanning.com.au 

 
 
Encl. Attachment 1 – Preliminary Concept Issue Plans 
 Attachment 2 – Copy of DA0261/16 (Increase in Student Numbers) 
 Attachment 3 – Copy of DA0262/16 (New Car Park)  
 Attachment 4 – CIV Statement and Cost Plan 
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Contact: Jonathan Goodwill 

818 Pacific Highway, Gordon NSW 2072 

Locked Bag 1006 Gordon NSW 2072 

T 02 9424 0000 F 02 9424 0001 

DX 8703 Gordon TTY 133 677 

E kmc@kmc.nsw.gov.au  

W www.kmc.nsw.gov.au  

ABN 86408 856 411 

Ref: DA0261/16 

12 April 2017 

Anglican Schools Corporation 
Level 1, 420 Forest Road 
HURSTVILLE NSW 2220 

Dear Sir/Madam 

NOTICE OF DETERMINATION OF DEVELOPMENT APPLICATION 
SECTION 81(1jA) ENVIRONMENTAL PLANNING & ASSESSMENT ACT 1979 

AppLication No.: 	 DA0261/16 
Proposed Development: 	Progressive increase of number of students from 

830 to a maximum of 1250 from the year 2016 to 
2030 

Property: 	 29 Baricroft Avenue ROSEVILLE NSW 2069 

Pursuant to Section 81 of the Act, notice is given that the above Development 
Application has been determined by the granting of consent, subject to the 
conditions specified in this Notice. 

Date of determination: 	 6/04/2017 
Date from which consent operates: 	 12/04/2017 
Date consent Lapses: 	 13/04/2019 

The conditions of consent are as folLows: 

CONDITIONS THAT IDENTIFY APPROVED PLANS: 

1. 	Approved architectural pLans and documentation (new development) 

The development must be carried out in accordance with the following plans and 
documentation listed below and endorsed with Council's stamp, except where 
amended by other conditions of this consent: 

Plan no. 	 I Drawn by Dated 
DA_1_03 Issue A - Existing 1994 Approved Library 

ar Park Dimensions 
Studio GA 15/03/2017 

CA Notice of determination - Approval - 29 Sancroft Avenue ROSEVILLEdoco/toam 	
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DA_102 Issue A - Car Park Allocation (Between Studio GA 15/03/2017 
DA_approval_  and _completion_of_Carpark)  

Document(s) Dated 
Letter prepared by Studio GA responding to the requirements of 
clause 32 of SEPP (Infrastructure) 2007 

20 July 2016 

Reason: 	To ensure that the development is in accordance with the 
determination. 

2. 	Terms of approval - first stage of the student number increase 

Prior to the first stage of the student number increase to a maximum of 1000 
students the applicant shall submit to Council for review and approval evidence 
that there is a minimum of 129 off Street car spaces available for use by staff and 
year 12 students. The number of students must not be increased beyond the 
existing maximum of 830 students until Council has provided written 
confirmation that the requirements of this condition have been satisfied. 

Reason: 	To ensure that adequate car parking is provided. 

3. 	Terms of approval - second and final stage of the student number increase 

Prior to the second stage of the student number increase to a maximum of 1250 
students the applicant shall: 

obtain an occupation certificate for the car park approved under the 
development consent to DA0262/16; and 
obtain approval for and implement an increase in the capacity of the 
Victoria Street student drop/off pick up zone by 2 vehicles from 13 vehicles 
to a minimum of 15 vehicles. 

Reason: 	To ensure that adequate car parking and student drop off/pick up 
facilities are provided. 

4. 	Travel management plan 

A travel management plan shall be prepared dealing with entry and exit to and 
from the site, site parking, traffic circulation, and the drop off and collection of 
students on public streets within the area. The travel management plan must be 
submitted to Council and approved by Council's traffic engineer prior to any 
increase in the number of students. The travel management plan is to be 
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published and copies given to all parents/guardians of students enrolled at the 
school and also made available for viewing from the schools website. 

Reason: 	To ensure that all reasonabLe efforts are made to ensure that 
traffic generated does not have an adverse impact on the 
pedestrian safety and the operation of the road network. 

5. 	Amendments to conditions of the development consent to DA1499/00 

In accordance with section 80A(lllc) of the Environmental Planning and 
Assessment Act 1979 conditions 4 and 8 of the development consent to 
0A1499/00 issued by Ku-ring-gai Council are to be replaced with the following 
conditions: 

4. The maximum number of students enrolled at the school at any one time 
shall not exceed 830 unless that number is increased by modification 
pursuant to Section 96 (21 of the Environmental Planning and Assessment Act 
1979 ora subsequent development consent. 

8. Provision is to be maintained at all times for the parking of 120 vehicles on 
the site in accordance with Council's development Control Plan No. 43-
Carparking unless a subsequent development consent or Section 96 
modification consent requires a different number of car parking spaces. 

Reason: 	To ensure that the development consents which relate to the 
operation of the school are amended in accordance with the 
development consent to 0A0261/16. 

Reason for conditions 
To safeguard the amenity of the LocaLity. 

Other approvals 
This consent does not include any other approvals granted under Section 78A(51 
of the Environmental Planning and Assessment Act 1979. 

Right of appeal 
If you are dissatisfied with this decision, Section 97 of the Environmental Planning 
and Assessment Act 1979 gives you the right to appeal to the Land and 
Environment Court within six (6) months of the date on which you receive this 
Notice. 

Advisings 

a) 	Council is always prepared to discuss its decisions and in this regard please 
do not hesitate to contact Jonathan Goodwill on telephone 9424 0000. 
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Section 82A of the Environmental Planning and Assessment Act 1979 
provides that the applicant may request a review of the determination. The 
request must be made in writing on the S.82A Review application form 
(refer Councils website or customer service centrel within six (6) months of 
receipt of this Notice of Determination, together with payment of the 
appropriate fees. It is recommended that the applicant discuss any request 
for a review of determination with Council staff before lodging such a 
request. There is no right of review under S82A of the Act in respect of 
Designated, Integrated Development or appl.ications determined by the Joint 
Regional Planning Panel. 

Changes to the external configuration of the building, changes to the site 
layout, density and unit configuration internal changes to the proposed 
building or any changes to the proposed operation of a use may require the 
submission of a modification application under Section 96 of the 
Environmental Planning and Assessment Act 1979. Any proposed 
modification to the development consent, must result in a development that 
is substantially the same development as that which was originally 
approved. It is recommended that the applicant discuss any request for a 
review of determination with Council staff before lodging such a request. 

Your attention is drawn to the necessity to: 

Obtain a Construction Cert/ficateunder Section 109(1)(b) of the 
Environmental Planning and Assessment Act 1979 in respect of the 
development consent. 

An application fora Construction Certificate may be lodged with Council. 
Alternatively you may apply to an accredited certifier. 

All building work must be carried out fully in accordance with the conditions of 
the development consent and it/s an offence to carry out unauthorised building 
work that is not in accordance with the development consent. 

An offence under the Environmental Planning and Assessment Act 1979 and 
Regulations is subject to a penalty up to $110,000 and $11,000, respectively. 

Council may also serve a notice and an order to require the demolition/removal 
of unauthorised building work or to require the building to be erected fully in 
accordance with the development consent. 

On the spot penalties will be imposed for works which are carried out in breach 
of this consent, or without consent. 
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A Section 96 application is required to be submitted to and approved by Council, 
prior to commencement of any variations from the appro ved plans and conditions 
of consent. 

Signature on behalf of consent authority 

tri Team Leader 
Development Assessment 
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Studio GA 

20 July 2016 

Mr Jonathan Goodwill 
Ku-ring-gai Council 
818 Pacific Highway 
Gordon NSW 2072 

By email: jgoodwill@kmc.nsw.gov.au  

Dear Sir 

Roseville College: 27-29 Bancroft Avenue, Roseville 
Development Applications DA0261/16 and DA0262/16 

We refer to the above property and the Development Applications, and to your email dated 29 June 2016. We 
apologise for the delay in formally responding to the matters raised therein. 

Council has requested written documentation in relation to the schools compliance with the standards referred to in 
Cl 32 of the State Environmental Planning Policy (Infrastructure) 2007 (ISEPP). Clause 32 requires consideration of all 
relevant standards in the following publications: 

School Facilities Standards—Landscape Standard—Version 22 (March 2002), 

Schools Facilities Standards—Design Standard (Version 1/09/2006), 

Schools Facilities Standards—Specification Standard (Version 01/11/2008). 

The Departm?nt of Planning has replaced these standards with the online Educational Facilities Standards and 
Guidelines (EFSG). 

Please be advised that we, and the various consultants assisting, prepared DA0261 /16 for the increase in student 
numbers in the existing school and DA0262/1 6 for the construction of the car parking facility, hard courts and 
landscaping, in accordance with Cl 32 of the ISEPP. Both the standards referred to above, and the online EFSG, 
were considered in the continued design and planning of the school and preparation of these development 
applications. 

The campus currently meets the objectives of the standards. The school has ensured that It will continue to do so in 
the preparation of the development applications, and the construction of new facilities. 
We trust this response satisfies your inquiry. 

Yours faithfLilly 

ft77 
Paul Gallagher 

B.Arch. M.Arch. AlA  

urr-GM COUNrL 
Director Studio GA 

THIS IS THE PLAN/S REFERRED TO 
Level 3,425 Pacific Highway 	 IN NOTiCE OF DTElTMl['ATlON OF 
Crows Nest NSW 2065 	 DEVELOPMD'Tr /kiiLlCATlON 
Australra 
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architects@studioga.com.au  

DATE 
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ATTACHMENT 3 



Contact: Jonathan Goodwill 

818 Pacific Highway, Gordon NSW 2072 

Locked Bag 1006 Gordon NSW 2072 

1 02 9424 0000 F 02 9424 0001 

DX 8703 Gordon TTY 133 677 

E kmc@kmc.nsw.gov.au  

W www.kmc.nsw.gov.au  
ABN 86 408 856 411 

Ref: DA0262/1 6 

3 February 2017 
Anglican Schools Corporation 
Level 1, 420 Forest Road 
HURSTVJLLE NSW 2220 

Dear Sir/Madam 

NOTICE OF DETERMiNATION OF DEVELOPMENT APPLICATION 
BY THE SYDNEY NORTH PLANNING PANEL 

SECTION 81(1)(A) ENVIRONMENTAL PLANNING & ASSESSMENT ACT 1979 

Application No.: 	 DA0262/16 
Proposed Development: 	Demolish existing multi-purpose hardcourts, 

construct a building with one level of basement 
parking, one level of semi-basement parking, roof 
level multi-purpose hardcourts, access and 
driveways and associated landscaping - heritage 
conservation area 

Property: 	 29 Bancroft Avenue ROSEVILLE NSW 2069 

Pursuant to Section 81 of the Act, notice is given that the above Development 
Application has been determined by the granting of consent, subject to the 
conditions specified in this Notice: 

Date of determination: 	 25/01/2017 
Date from which consent operates: 	 03/02/2017 
Date consent Lapses: 	 04/02/2019 

The conditions of consent are as foLLows: 

CONDITIONS THAT IDENTIFY APPROVED PLANS: 

1. 	Approved architectural pLans and documentation (new development) 

The development must be carried out in accordance with work shown in colour 
on the following plans and documentation listed below and endorsed with 
Council's stamp, except where amended by other conditions of this consent. 
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I 
PLan no. Drawn by Dated 
SKC01 Revision P3 Taylor Thomson Whitting 16/02/2016 
SKCO2 Revision P6 Taylor Thomson Whitting 16/02/2016 
SKC05 Revision P4 Taylor Thomson Whitting 16/02/2016 
SKC06 Reviion P4 Taylor Thomson Whitting 16/02/2016 
SKC07 Revision P4 Taylor Thomson Whitting 16/02/2016 
SKC20 Revision P3 Taylor Thomson Whitting 16/02/2016 
SKC30 Revision P2 Taylor Thomson Whitting 16/02/2016 
SKC40 Revision P1 Taylor Thomson Whittihg 16/02/2016 
SW1 Revision 3 Donnetley Simpson Cleary 4/04/2016 
SW2 Revision 4 Donnelley Simpson Cleary 10/10/2016 
DA531 IssueA Studio GA 3/06/2016 
DA0541 Issue A Studio GA 6/12/2016 
DA204 Issue A Studio GA 3/06/2016 
DA202 Issue A Studio GA 3/06/2016 
DA201 Issue A Studio GA 3/06/2016 
DA301 Issue A Studio GA 3/06/2016 
DA302 Issue A Studio GA 3/06/2016 
DAlO4 Issue A Studio GA 3/06/2016 
DA1O9 Issue A Studio GA 3/06/2016 
DAllO Issue A Studio GA 3/06/2016 
DA401 IssueA Studio GA 3/06/2016 
DA4O2 Issue A Studio GA 3/06/2016 
DA403 Issue A 	 I Studio GA 3/06/2016 

Document(s) Dated 
Acoustic Report prepared by Simon Kean 2/06/2016 
Geotechnical Report prepared by Douglas Partners 1/02/2016 
Stormwater Quality Report prepared by Taylor Thomson Whitting 15/02/2016 
Access Review prepared by Morris Goding Accessibility Consulting 	1 17/05/2016 

Reason: 	To ensure that the development is in accordance with the 
determination. 

Inconsistency between documents 

In the event of any inconsistency between conditions of this consent and the 
drawings/documents referred to above, the conditions of this consent prevail. 

Reason: 	To ensure that the development is in accordance with the 
determination. 

Approved Landscape plans 

Landscape works shall be carried out in accordance with the following Landscape 

r 
L 
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plan(s), listed below and endorsed with Council's stamp, except where amended 
by other conditions of this consent: 

Plan no. 	 I Drawn by 	 Dated 
L04 	 I KMD Design 	 . 	I 8/06/2016 
[05 	 KMD Design 	 I 8/06/2016 

Reason: 	To ensure that the development is in accordance with the 
determination.. 

CONDITIONS TO BE SATISFIED PRIOR TO DEMOLITION, EXCAVATION OR 
CONSTRUCTION: 

4. 	Asbestos works 

All work involving asbestos products and materials, including asbestos-
cement-sheeting (ie. Fibro), must be carried out in accordance with the 
guidelines for asbestos work published by WorkCover Authority of NSW. 
Reason: 	To ensure public safety. 

Notice of commencement 

At least 48 hours prior to the commencement of any development (including 
demolition, excavation, shoring or underpinning works), a notice of 
commencement of building or subdivision work form and appointment of the 
principal certifying authority form shall be submitted to Council. 

Reason: 	Statutory requirement. 

Notification of builder's details 

Prior to the commencement of any development or excavation works, the 
Principal Certifying Authority shall be notified in writing of the name and 
contractor licence number of the owner/builder intending to carry out the 
approved works. 

Reason: 	Statutory requirement. 

7. 	Dilapidation survey and report (public infrastructure) 

Prior to the commencement of any development or excavation works on site, the 
Principal Certifying Authority shall be satisfied that a dilapidation report on the 
visible and structural condition of all structures of the following public 
infrastructure, has been completed and submitted to Council: 

Public infrastructure 
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ful.lroad pavement width, including kerb and gutter, of Recreation Avenue 
all driveway crossings and taybacks opposite the subjectsite 

The report must be completed by a consulting structural/civil engineer. 
Particular attention must be paid to accurately recording (both written and 
photographic) existing damaged areas on the aforementioned infrastructure so 
that Council is fully informed when assessing any damage to public 
infrastructure caused as a result of the development. 

The developer may be held liable to any recent damage to public infrastructure 
in the vicinity of the site, where such damage is not accurately recorded by the 
requirements of this condition prior to the commencement of works. 

Note: A written acknowledgment from Council must be obtained (attesting to 
this condition being appropriately satisfied) and submitted to the 
Principal Certifying Authority prior to the commencement of any 
excavation works. 

Reason: 	To record the structural condition of public infrastructure before 
works commence. 

8. 	Dilapidation survey and report (private property) 

Prior to the commencement of any demolition or excavation works on site, the 
Principal Certifying Authority shall be satisfied that a dilapidation report on the 
visible and structural condition of all structures upon the following lands, has 
been completed and submitted to Council: 

Address: 

No. 37 Bancroft Avenue and Rose Cottage 

The dilapidation report must include.a photographic survey of adjoining 
properties detailing their physical condition, both internally and externally, 
including such items as walls ceilings, roof and structural members. The 
report must be completed by a consulting structural/geotechnical engineer as 
determined necessary by that professional based on the excavations for the 
proposal and the recommendations of thesubmitted geotechnical report. 

In the event that access for undertaking the dilapidation survey is denied by a 
property owner, the applicant must demonstrate in writing to the satisfaction of 
the Principal Certifying Authority that all, reasonable steps have been taken to 
obtain access and advise the affected property owner of the reason for the 
survey and that these steps have failed. 
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Note: A copy of the dilapidation report is to be provided to Council prior to any 
excavation works been undertaken. The dilapidation report is for record 
keeping purposes only and may be used by an applicant or affected 
property owner to assist in any civil action required to resolve any 
dispute over damage to adjoining properties arising from works. 

Reason: 	To record the structural condition of likely affected 
properties before works commence. 

9. 	Construction and traffic management plan 

The applicant must submit to Council a Construction Traffic Management Plan 
(TMP), which is to be approved prior to the commencement of any works on site. 

The plan is to consist of a report with Traffic Control Plans attached. 

The report is to contain commitments which must be fol.lowed by the 
demolition and excavation contractor, builder, owner and subcontractors. 
The TMP applies to all persons associated with demolition, excavation and 
construction of the development. 

The report is to contain construction vehicle routes for approach and departure 
to and from all directions. 

The report is to contain a site plan showing entry and exit points. Swept paths 
are to be shown on the site plan showing access and egress for an 11 metre 
long heavy rigid vehicle. 

The Traffic Control Plans are to be prepared by a qualified person (red card 
holder). One must be provided for each of the following stages of the works: 

. 	0 Demolition 
0 	Excavation 

Concrete pour 

Construction of vehicular crossing and reinstatement of foothpath 
Traffic control for vehicles reversing into or out of the site 

NO construction vehicles movements are to occur during the school drop- 
off (7.15am to 8.45ani) and pick-up hours (2.30pm to 4.00pm) on school 
days. 

Traffic controllers must be in place at the site entry and exit points to control 
heavy vehicle movements in order to maintain the safety of pedestrians and 
other road users. 
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When a satisfactory TMP is received, a tetter of approval will be issued with 
conditions attached. Traffic management at the site must comply with the 
approved IMP as well as any conditions in the letter issued by Council. 
Council's Rangers will be patrolling the site regularly and fines will be issued 
for any non-compliance with this condition. 

Reason: 	To ensure that appropriate measures have been considered 
during all phases of the construction process in a manner that 
maintains the environmental amenity and ensures the ongoing 
safety and protection of people. 

10. 	Tree protection fencing 

To preserve the following tree/s, no work shall commence until the area 
beneath their canopy is fenced off at the specified radius from the trunk/s to 
prevent any activities, storage or the disposal of materials within the fenced 
area. The fence/s shall be maintained intact until the completion of all 
demolition/building work on site. 

Tree/Location Radius from trunk 
14 Agathis robusta (Kauri Pine) 3Mm 
North-west site boundary  
15 Prunus serrat/folla (Flowering Cherry) 2.5m 
North-west site boundary  
T6 Prunus serratifolla (Flowering Cherry) 2.Om 
North-west site boundary  
17 Cedrus deodar(Himalayan Cedar) 4.5m south-east, 6.8m 
North-west site boundary north-east, 9.7m. elsewhere 
78 Cupressus macrocarpa (Monterey Cypress) 3.Om 
Northern site corner in neighbouring site 
19 Melaleuca bra cteata (Honey Myrtle) 3.4m 
Northern site corner in neighbouring site 
110 Jacarandam/mos/fol/a(Jacaranda) 2.Om south-west, 7.Om 
North-east site boundary elsewhere 
111 C'ali/stemon vim/nails (Botttebrush) 3.Om 
North-east site boundary in neighbouring site  
Ti 2 Fraxlnus excelsior (Ash) 2. 5m 
North-east site boundary in neighbouring site  
T13 Pittosporum undulatum (Native Daphne) 53m south-west, 7.2m 
North-east site boundary in neighbouring site elsewhere 
114 Tristaniopsis laurina (Water Gum) 2.3m 
North-east site boundary  
115 Ulmusparv/fo//a(Chinese Elm) 2.Om south-west, 5.5m 
North-east site boundary elsewhere 
T17 Liqu/dambarstyraclflua(sweet Gum) North-east side of proposed 
Eastern development site corner road/driveway, southeast 

corner of the proposed 
pavement around the 
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building (3.5m northwest), 
existing retaining watt to 
existing tennis court on #37 
least) 11.0m eLsewhere, 
11 .Om elsewhere with the 
exception to allow site 
access to no 37 tennis court 
area as a nominated work 
area. Condition 14 would 
a 

rcedson: 	i o protect existing trees during the construction phase. 

11. 	Tree protective fencing type gaLvanised mesh 

The tree protection fencing shalt be constructed of galvanised pipe at 2.4 
metres spacing and connected by securely attached chain mesh fencing to a 
minimum height of 1.8 metres in height prior to work commencing. 
Reason: 	To protect existing trees during construction phase. 

12. 	Tree protection signage 

Prior to works commencing, tree protection signage is to be attached to each 
tree protection zone, displayed in a prominent position and the sign repeated 
at 10 metres intervals or closer where the fence changes direction. Each sign 
shalt contain in a clearly legible form, the following information: 

Tree protection zone. 

i. 	This fence has been installed to prevent damage to the trees and their 
growing environment both above and below ground and access is 
restricted. 

Any encroachment not previously approved within the tree 
protection zone shall be the subject of an arborisVs report. 
The arborists report shalt provide proof that no other alternative is 
available. 

The Arborist's report shall be subrhitted to the Principal 
Certifying Authority for further consultation with Council. 
The name, address, and telephone number of thedevetoper. 

Reason: 	Toprotect existing trees during the construction phase. 

13. 	Tree protection mulching 

Prior to wbrks commencing and throughout construction, the area of the tree 
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protection zone is to be mulched to a depth of 100mm with composted organic 
material being 75% EucaLyptus leaf titter and 25% wood. 

Reason: 	To protect existing trees during the construction phase. 

Tree protection - avoiding soil compaction 

To preserve the following tree/s and avoid soil compaction, no work shall 
commence until ternporary measures to avoid soil compaction (eg rumble 
boards) as per AS4970-2009 within the specified radius of the following tree/s 
is installed: 

Tree/Location 
T17 L/quidambarstyrac/f/ua (Sweet Gum) 
/ 11 .Om Eastern development site corner 

NOTE: The proposed shaker pad (if required) is to be constructed on top of 
the required ground protection. 

Reason: 	To protect existing trees during the construction phase. 

Tree fencing inspection 

Upon installation of the required tree protection measures, an inspection of the 
site by the Principal Certifying Authority is required to verify that tree protection 
measures comply with all relevant conditions. 

Reason: 	To protect existing trees during the construction phase. 

Noise and vibration management plan 

Prior to the commencement of any works, a noise and vibration management 
plan is to be prepared by a suitably qualified expert addressing the likely noise 
and vibration from demolition, excavation and construction of the proposed 
development and provided to the Principal Certifying Authority. The 
management plan is to identify amelioration measures to achieve the best 
practice objectives of AS 2436-2010 and NSW Environment Protection Authority 
Interim Construction Noise Guidelines. The report shall be prepared in 
consultation with any geotechnicat report that itemises equipment to be used 
for excavation works. 

The management plan shall address, but not be limited to, the following matters: 

identification of the specific activities that will be carried out and 
associated noise sources; 

identification of all potentially affected sensitive receivers, including 
residences and properties containing noise sensitive equipment; 

DA Notice of determination - SNPP - Approval -29 Bancroft Avenae ROSEVlLLE.DOC)Qfam 



the construction noise objective specified in the conditions of this consent; 
the construction vibration criteria specified in the conditions of this 
consent; 

determination of appropriate noise and vibration objectives for 
each identified sensitive receiver; 

noise and vibration monitoring, reporting and response procedures; 
assessment of potential noise and vibration from the proposed 
demolition, excavation and construction activities, including noise from 
construction vehicles and any traffic diversions; 
description of specific mitigation treatments, management methods 
and procedures that will be implemented to control noise and vibration 
during construction;  

construction timetabling to minimise noise impacts including time and 
duration restrictions, respite periods and frequency; 

. 	procedures for notifying surrounding occupants of construction 
activities that are likely to affect their amenity through noise and 
vibration; 

contingency plans to be implemented in the event of non-
compliances and/or noise complaints; 

Reason: 	To protect the amenity of surrounding residents and other 
properties during the construction process. 

CONDITIONS TO BE SATISFIED PRIOR TO THE ISSUE OF THE 
CONSTRUCTION CERTIFICATE: 

17. 	Amendments to design of waste storage area 

The open palisade fencing and gates of the waste storage area depicted on 
Drawing No. DA541 are to be amended/cladded to achieve maximum 
permeability of 30% to not less than 1.8 metres in height. The planting as 
proposed should be retained. 
Reason:: 	To minimise the impact of the waste storage area on the character 

of the area. 

18. 	Amendments to approved Landscape plan 

Prior to the issue of a Construction Certificate, the Principal Certifying 
Authority shall be satisfied that the approved landscape plans, listed below and 
endorsed with Council's stamp, have been amended in accordance with the 
requirements of this condition as well as other conditions of this consent: 

PLan no. 	 Drawn by 	 Dated 
[L04 	 KMD Design 	 08/06/0216 

The above landscape plan(s) shall be amended in the following ways: 
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The two plantings of Howeà forster/ana (Kentia Palm) shall be relocated 
so that they are incorporated within a garden bed, and an additional 
specimen ornamental tree species capable of attaining a minimum 
height of 5.Om shalt be planted within the Bancroft Ave site frontage in. 
front of the tennis courts. 

The landscape plan shalt include a notation that existing ground levels 
shalt be maintained within 1 0.0m of 17 with the exception of the 
devetapmentfootprint. 
The landscape plan shalt be amended to include a low retaining wall 
surrounding the proposed fire exit stairs on the south-west and north-west 
sides. 

Prior to the issue of the Construction Certificate, the Principal Certifying 
Authority shalt be satisfied that the landscape plan has been amended as 
required by this condition. 

Note: An amended plan, prepared by a landscape architect or qualified 
landscape designer shalt be submitted to the Certifying Authority. 

Reason: 	To ensure adequate landscaping of the site. 

Long service levy 

In accordance with Section 1090) of the Environmental Planning and 
Assessment Act a Construction Certificate shalt not be issued until any tong 
service levy payable under Section 34 of the Building and Construction Industry 
Long Service Payments Act 1986 (or where such levy is payable by instalments, 
the first instalment of the levy) has been paid. Council is authorised to accept 
payment. Where payment has been made elsewhere, proof of payment is to be 
provided to Council. 

Reason: 	Statutory requirement. 

OUtdoor lighting 

Prior to the issue of a Construction Certificate, the Certifying Authority shalt 
be satisfied that all outdoor lighting will comply with AS/NZ1 158.3: 1999 
Pedestrian Area (Category P) Lighting and AS4282: 1997 Control of the 
Obtrusive Effects of Outdoor Lighting. 

Note: Details demonstrating compliance with these requirements are to be 
submitted prior to the issue of a Construction Certificate. 

Reason: 	To provide high quality external lighting for security without 
adverse affects on public amenity from excessive illumination 
levels. 
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21. 	Pier and beam footings neartrees 

Prior to the issue of the Construction Certificate, the Principal Certifying 
Authority shalt be satisfied that the footings of the approved access 
road/driveway will be isolated pier or pier and beam construction within the 
specified radius of the trunk/s of the following tree/s, and that the surface is 
constructed with perforations as per the Tree Root Protection Detail by Taylor 
Thomson Whiting dated 27/09/2016: 

Tree/Location 	 Radius,from trunk 
T17 	

11.Om 
Eastern development site corner 

The piers shalt be located such that no roots of a diameter greater than 30mm 
will be severed or injured during the construction period. The beam/s shalt be 
of reinforced concrete or galvanised steel sections and placed in positions with 
the base of the beam being a minimum of 50mm above existing soil levels. 

Note: Structural details of the pier or pier and beam construction shalt be 
submitted to the Principal Certifying Authority. 

Reason: 	To protect existing trees. 

22. 	Noise from plant in residential zone 

Where any form of mechanical ventilation equipment or other noise generating 
plant is proposed as part of the development, prior to the issue of the 
Construction Certificate the Certifying Authority, shalt be satisfied that the 
operation of an individual piece of equipment or operation of equipment in 
combination will not exceed more than 5dB(A) above the background level 
during the day when measured at the site's boundaries and shall not exceed the 
background level at night (10.00pm -6.00 am) when measured at the boundary 
of the site. 

Note: A certificate from an appropriately qualified acoustic engineer is to be 
submitted with the Construction Certificate, certifying that all 
mechanical ventilation equipment or other noise generating plant in 
isolation or in combination with other plant will comply with the above 
requirements. 

Reason: 	To comply with best practice standards for residential acoustic 
amenity. 

23. 	Car parking allocation 

A minimum of 1 car space per 8 Year 12 students shalt be provided on site. 
Reason: 	To ensure adequate car parking facilities-areprovided. 
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24. 	Design of works in public road (Roads Act approval) 

Prior to issue of the Construction Certificate, the Certifying Authority shalt be 
satisfied that engineering plans and specifications prepared by a qualified 
consulting engineer have been approved by Council's Development Engineer. 
The plans to be assessed must be to a detail suitable for construction issue 
purposes and must detail the fotlowing infrastructure works required in 
Recreation Avenue: 

The public road would need to be upgraded to incLude new kerb and gutter as 
well as works to include retaining waLL and bridge barriers aLong the eastern 
side of the road. The design drawings would need to show sufficient detaiLs and 
including underground services for setting out for construction. 

Development consent does not give approval to these works in the road reserve. 
The applicant must obtain a separate approval under sections 138 and 139 of 
The Roads Act 1993 for the works in the road reserve required as part ofthe 
development. The Construction Certificate must not be issued, and these works 
must not proceed until Council has issued a formal written approval under the 
Roads Act 1993. 

The required plans and specifications are to be designed in accordance with 
the General Specification for the Construction of Road and Drainage Works in 
Ku-ring-gai Council, dated November 2004. The drawings must detail 
existing utility services and trees affected by the works, erosion control 
requirements and traffic management requirements during the course of 
works. Survey must be undertaken as required. Traffic management is to be 
certified on the drawings as being in accordance with the documents SM 
HB81 .1 - 1996 - Field Guide for Traffic Control at Works on Roads - Part 1 
and RTA Traffic Control at Work Sites 11998). Construction of the works must 
proceed only in accordance with any conditions attached to the Roads Act 
approval issued by Council. 

A minimum of three (3) weeks wilt be required for Council to assess the Roads 
Act application. Early submission of the Roads Act application is recommended 
to avoid delays in obtaining a Construction Certificate. An engineering 
assessment and inspection fee (set out in Council's adopted fees and charges) 
is payable and Council will withhold any consent and approved plans until full 
payment of the correct fees. Plans and specifications must be marked to the 
attention of Council's Development Engineers. In,addition, a copy of this 
condition must be provided, together with a covering letter stating the full 
address of the property and the accompanying DA number. 
Reason: 	To ensure that the plans are suitable for construction purposes. 
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25. 	Energy Australia requirements 

Prior to issue of the Construction Certificate, the applicant must contact Energy 
Australia regarding power supply for the subject development. A written 
response detailing the full requirements of Energy Australia (including any 
need for underground cabling, substations or similar within or in the vicinity the 
development) shall be submitted to the Principal Certifying Authority for 
approval prior to issue of the Construction Certificate. 

Any structures or other requirements of Energy Australia shall be indicated 
on the plans issued with the Construction Certificate, to the satisfaction of the 
P-rincipa[ Certifying Authority and Energy Australia. The requirements of 
Energy Australia must be met in full prior to issue of the Occupation 
Certificate. 

Reason: 	To ensure compliance with the requirements of EnergyAustralia. 

Utility provider requirements 

Prior to issue of the Construction Certificate, the applicant must make contact 
with all relevant utility providers whose services will be impacted upon by the 
development. A written copy of the requirements of each provider, as 

determined necessary by the Certifying Authority, must be obtained. All utility 
services or appropriate conduits for the same must be provided by the 
developer in accordance with the specifications of the utility providers. 
Reason: 	To ensure compliance with the requirements of retevant utility 

providers. 

CONDITIONS TO BE SATISFIED PRIOR TO THE ISSUE OF THE CONSTRUCTION 
CERTIFICATE OR PRIOR TO DEMOLITION, EXCAVATION OR CONSTRUCTION 
(WHICHEVER COMES FIRST): 

Infrastructure damage security bond and inspection fee 

To ensure that any damage to Council property as a result of construction 
activity is rectified in a timely matter: 

All work or activity undertaken pursuant to this development consent 
must be undertaken in a manner to avoid damage to Council property 
and must not jeopardise the safety of any person using or occupying the 
adjacent pubticareas. 

The applicant, builder, developer or any person acting in reliance on this 
consent shalt be responsible for making good any damage to Council 
property and for the removal from Council property of any waste bin, 
building materials, sediment, silt, or any other material or article. 
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(ci 	The Infrastructure damage security bond and infrastructure 
inspection fee must be paid to Council by the applicant prior to both 
the issue of the Construction Certificate and the commencement of 
any earthworks or construction. 

	

(di 	In consideration of payment of the infrastructure damage security bond 
and infrastructure inspection fee, Council will undertake such 
inspections of Council Property as Council considers necessary and will 
also undertake, on behalf of the applicant, such restoration work to 
Council property, if any, that Council considers necessary as a 
consequence of the development. The provision of such restoration work 
by the Council does not absolve any person of the responsibilities 
contained in (a) to (b) above. Restoration work to be undertaken by 
Council referred to in this condition is limited to work that can be 
undertaken by Council at a cost of not more than the Infrastructure 
damage security bond payable pursuant to this condition. 

	

(e) 	In this condition: 

"Council property" includes any road, footway, footpath paving, kerbing, 
guttering, crossings, street furniture, seats, letter bins, trees, shrubs, 
lawns, mounds, bushland, and similar structures or features on any road 
or public road within the meaning of the Local Government Act 1993 
(NSW) or any public place; and 

"Infrastructure damage security bond and infrastructure inspection fee" 
means the Infrastructure damage security bond and infrastructure 
inspection fee as calculated in accordance withthe Schedule of Fees & 
Charges adopted by Council as at the date of payment and the cost of 
any inspections required by the Council of Council property associated 
with this condition. 

Reason: 	To maintain public infrastructure. 

	

28. 	Section 94A Contributions 

In accordance with Section 80A(1) of the Environmental Planning and 
Assessment Act 1979 and Ku- ring-gai S94A Contributions Plan 2015 $97,070 
shall be paid to Council to cater for the increased demand for community 
infrastructure resulting from the development, based on development costs of 
$9,707,000. 

If the contributions are not paid within the financial quarter that this 
consent is granted, the contributions payable will be adjusted in accordance 
with the provisions of the Ku-ring-gai S94A Contributions Plan 2015 and 
inflated by the Consumer Price Index (All Groups Sydney). 
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The monetary contributions shall be paid to Council: 

prior to the issue of the Subdivision Certificate where the development is 
for subdivision; or 

prior to the issue of Ahe first Construction Certificate where the 
development is for building work; or 

prior to issue of the Subdivision Certificate or first Construction 
Certificate, whichever occurs first, where the development involves 
both subdivision and building work; or 

prior to the works commencing where the development does not 
require a Construction Certificate or Subdivision Certificate. 

It is the professional responsibility of the Principal Certifying Authority to 
ensure that the monetary contributions have been paid to Council in 
accordance with the above timeframes. 

Ku-ring-gai S94A Contributions PLan 2015 may be viewed at . www.kmc.nsw.qov.au..<.http://www.kmc.nsw.gov.au> or a copy may be inspected 
at Council's Administration Centre during normal business hours. 

Reason: 	To cater for the increased demand for community 

infrastructure resulting from the development in accordance 
with Ku-ring-gai S94A Contributions Plan 2015. 

CONDITIONS TO BE SATISFIED DURING THE DEMOLITION, 
EXCAVATION AND CONSTRUCTION PHASES: 

Road opening permit 

The opening of any footway, roadway, road shoulder or any part of the road 
reserve shall not be carried out without a road opening permit being obtained 
from Council (upon payment of the required fee) beforehand. 
Reason: 	Statutory requirement (Roads Act 1993 Section 1381 and to maintain 

the integrity.of Council's infrastructure. 

30. 	Prescribed conditions 

The applicant shall comply with any relevant prescribed conditions of 
development consent under clause 98 of the Environmental Planning and 
Assessment Regulation. For the purposes of section 80A (11) of the 
Environmental Planning and Assessment Act, the following conditions are 
prescribed in relation to a development consent for development that involves 
any building work: 

The work must be carried out in accordance with the requirements of 
the Building Code of Australia 
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ii. 	In the case of residential building work for which the Home Building 

Act 1989 requires there to be a contract of insurance in force in 
accordance with Part 6 of that Act, that such a contract of insurance 
is in force before any works commence. 

Reason: 	Statutory requirement. 

Hours of work 

Demolition, construction work and deliveries of building material and 
equipment must not take place outside the hours of 7.00am to 5.00pm Monday 
to Friday and 8.00am to 12 noon Saturday. No work and no deliveries are to 
take place on Sundays and public holidays. 

Excavation using machinery must be limited to between 7.00am and 5.00pm 
Monday to Friday, with a respite break of 45 minutes between 12 noon and 
1 .00pm. No excavation using machinery is to occur on Saturdays, Sundays or 
public holidays. 

Where it is necessary for works to occur outside of these hours be) placement 
of concrete for large floor areas on large residential/commercial developments 
or where building processes require the use of oversized trucks and/or cranes 
that are restricted by the RTA from travelling during daylight hours to deliver, 
erect or remove machinery, tower cranes, pre-cast panels, beams, tanks or 
service equipment to or from the site, approval for such activities will be subject 
to the issue of an "outside of hours works permit" from Council as well as 
notification of the surrounding properties likely to be affected by the proposed 
works. 

Note: Failure to obtain a permit to work outside of the approved hours will 
result in on the spot fines being issued. 

Reason: 	To ensure reasonable standards of amenity for occupants of 
neighbouring properties. 

Vibration 

Vibration emitted from activities associated with the demolition, excavation, 
construction and fitout of buildings and associated infrastructure shall satisfy 
the values referenced in Table 2.2 of the Environment Protection Authority 
Assessing Vibration - a Technical Guideline. 

Reason: 	To protect the amenity of surrounding residents and other 
properties during the construction process. 

Approved plans to be on site 

A copy of all approved and certified plans, specifications and documents 
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Incorporating conditions of consent and certification (including the Construction 
Certificate if required for the work) shall be kept on site at at[ times during the 

demolition, excavation and construction phases and must be readily available to 
any officer of Council or the Principal Certifying Authority. 
Reason: 	To ensure that the development is in accordance with the 

determination. 

34. 	Construction noise 

During excavation, demolition and construction phases, noise generated from 
the site shall be controlled in accordance with best practice objectives of AS 
2436-2010 and NSW Environment Protection Authority Interim Construction 
Noise Guidelines and the recommendations of the approved noise and vibration 
management plan. 

Reason: 	To protect the amenity of surrounding residents and other 
properties during the construction process.. 

35. 	Site notice 

A site notice shall be erected on the site prior to any work commencing and 
shall be displayed throughout the works period. 

The site notice must: 

be prominently displayed at the boundaries of the site for the purposes of 
informing the public that unauthorised entry to the site is not permitted 
display project details including, but not limited to the details of the 
builder, Principal Certifying Authority and structural engineer 
be durable and weatherproof 

display the approved hours of work, the name of the site/project manager, 
the responsible managing company (if any), its address and 24 hour 

. 	 contact phone number for any inquiries, including construction/noise 
complaint are to be displayed on the site notice 

be mounted at eye level on the perimeter hoardings/fencing and is to state 
that unauthorised entry to the site is not permitted 

Reason: 	To ensure public safety and public information. 

36. 	Post-construction dilapidation report 

The applicant shall engage a suitably qualified person to prepare a post 
construction dilapidation report at the completion of the construction works. 
This report is to ascertain whether the construction works created any 
structural damage to adjoining buildings, infrastructure and roads. The report is 
to be submitted to the Principal Certifying Authority. In ascertaining whether 
adverse structural damage has occurred to adjoining buildings, infrastructure 
and roads, the Principal Certifying Authority must: 	 . 	. . 
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I. 	compare the post-construction dilapidation report with the pre- 
construction dilapidation report 

ii. 	have written confirmation from the relevant authority that there is no 
adverse structural damage to their infrastructure and roads. 

A copy of this report is to be forwarded to Council at the completion of the 
construction works. 

Reason: 	Management of records. 

37. 	Compliance with submitted geotechnicat report 

A contractor with specialist excavation experience must undertake the 
excavations for the development and a suitably qualified and consulting 
geotechnical engineer must oversee excavation. 

Geotechnical aspects of the development work, namely: 

appropriate excavation method and vibration control 
support and retention of excavated faces 
hydro-geotogical considerations 

must be undertaken in accordance with the recommendations of the 
Geotechnical. Investigation Report dated February 2016 Ref: 85310.00 
prepared by Douglas Partners. Approval must be obtained from all affected 
property owners, including Ku-ring-gai Council, where rock anchors (both 
temporary and permanent) are proposed below adjoining property(ies). 

Reason: 	To ensure the safety and protection of property. 

Guarding excavations 

All excavation, demolition and construction works shall be property 
guarded and protected with hoardings or fencing to prevent them from 
being dangerous to life and property. 

Reason: 	To ensure public safety. 

ToiLet faciLities 

During excavation,demolition and construction phases, toilet facilities are to be 
provided, on the work site, at the rate of one toilet for every 20 persons or part 
of 20 persons employed at the site. 

Reason: 	Statutory requirement. 
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RecycLing of building material (generaL) 

During demolition and construction, the Principal Certifying Authority shalt be 
satisfied that building materials suitable for recycling have been forwarded to an 
appropriate registered business dealing in recycling of materials. Materials to be 
recycled must be kept in good order. 

Reason: 	To facilitate recycling of materials. 

Road reserve safety 

All public footways and roadways fronting and adjacent to the site must be 
maintained in a safe condition at all times during the course of the development 
works. Construction materials must not be stored in the road reserve. A safe 
pedestrian circulation route and a pavement/route free of trip hazards must be 
maintained at all times on or adjacent to any public access ways fronting the 
construction site. Where public infrastructure is damaged, repair works must 
be carried out when and as directed by Council officers. Where pedestrian 
circulation is diverted on to the roadway or verge areas, clear directional 
signage and protective barricades must be installed in accordance with AS1 742-
3 (1996) "Traffic Control Devices for Work on Roads". If pedestrian circulation is 
not satisfactorily maintained across the site frontage, and action is not taken 
promptly to rectify the defects, Council may undertake proceedings to stop 
work. 

Reason: 	To ensure safe public footways and roadwaysduring construction. 

42. Services 

Where required, the adjustment or inclusion of any new utility service facilities 
must be carried out by the applicant and in accordance with the requirements of 
the relevant utility authority. These works shall be at no cost to Council. It is the 
applicants fuLl responsibility to make contact with the relevant utility 
authorities to ascertain the impacts of the proposal upon utility services 
(including water, phone, gas and the like). Council accepts no responsibility for 
any matter arising from its approval to this application involving any influence 
upon utility services provided by another authority. 

Reason: 	Provision of utility services. 

43. 	Erosion control 

Temporary sediment and erosion control and measures are to be installed prior 
to the commencement of any works on the site. These measures must be 
maintained in working order during construction works up to completion. All 
sediment traps must be cleared on a regular basis and after each major.storm 
and/or as directed by the Principal Certifying Authority and Council officers. 
Reason: 	To protect the environment from erosion and sedimentation. 
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44. 	Arborists report 

The tree/s to be retained shall be inspected, monitored and treated by a 
qualified Arborist during and after completion of development works to ensure 
their long term survival. Regular inspections and documentation from the 
Arborist to the Principal Certifying Authority are required at the following times 
or phases of work: 

Tree/Location Time of inspection 
T4-T7, Ti 0, Ti 5, Ti 7 On site 'i week prior to the commencement 

of any works on site. 
*Certification  of tree protection 
requirements as per consent 
conditions 
*At two monthly intervals during 
development works 
*At the completion of all works on site 

Reason: 	To ensure protection of existing trees. 

Treatment of tree roots 

If tree roots are severed for the purposes of constructing the approved works, 
they shall be cut cleanly by hand, by an experienced AQF3 Arborist/Horticulturist. 
All pruning works shall be undertaken as specified in Australian Standard 4373-
2007 - Pruning of Amenity Trees. 

Reason: 	To protect existing trees. 

Cutting of tree roots 

No tree roots of 30mm or greater in diameter located within the specified 
radius of the trunk/s of the following tree/s shall be severed or injured in the 
process of any works during the construction period. All pruning works shall be 
undertaken as specified in Australian Standard 4373-2007 - Pruning of Amenity 
Trees: 

Tree/Location Radius from trunk 
Ti Lophostemon con fertus (Brush Box) 8.Om 
Bancroft Ave road reserve 
T2 Lophostemon con fertus (Brush Box) 8.Om 
Bancroft Ave road reserve 
T3 Lophostemon confertus (Brush Box) 8.Om 
Bancroft Ave road reserve 
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T4Agathisrobusta(Kaur1 Pine) 3.5m 
North-west site boundary  
T5 Prunus serrat/foI/a(Ftowering Cherry) 2.5m 
North-west site boundary  
T6 Prunus serrat/foj/a(F[owerjng Cherry) 2.Om 
North-west site boundary  
T7 Cedrus deodar(Hima[ayan Cedar) 6.Om south-east, 9.7m 
North-west site boundary elsewhere 
T8 Cupressus macro carpa (Monterey Cypress) 6.5m 
Northern site corner in neighbouring site 
T9 Melaleuca bra cteata (Honey Myrtle) 5.4m 
Northern site corner in neighbouring site 
T1O Jacaranda m/mos/fol/a (Jacaranda) 3.Om south-west, 7.Om 
North-east site boundary elsewhere 
Ti 1 Call/stemon v/rn/nat/s (Bottlebrush) 3.Om 
North-east site boundary in neighbouring site  
T12 Frax/nusexcels/or(Ash) 2.5m 
North-east site boundary in neighbouring site  
113 P/ttosporum undutatum (Native Daphne) 5.3m south-west, 7.2m 
North-east site boundary in neighbouring site elsewhere 
114 Tr/staniops/s laur/na (Water Gum) 3.0m south-west, 3.5m 
North-east site boundary elsewhere 
T15 Ulrnusparv/fo//a(Chpnese Elm) 2.7m south-west, 5.5m 
North-east site boundary elsewhere 
117 L/qu/dambarstyrac/flua (Sweet Gum) 4.8m west, 4.2m northwest, 
Eastern development site corner 8.4m southeast, 11 .Om 

elsewhere 
127 Franklin/a ax/liar/s (Gordonia) 2.Om 
Bancroft Ave road reserve 
128 Frank//n/a ax/I lar/s(Gordonia) 2.Om 
Bancroft Ave road reserve 

teason: 	10 protect existing trees. 

47. 	Approved tree works 

Approval is given for the following works to be undertaken to trees on the site: 

Tree/Location Approved tree works 
Ti 6 Jacaranda m/mos/foi/a (Jacaranda) Removal 
South-east-development site corner 
118-T25 Pyrus calleryana (Catlery Pear) Transplantation 
Southern side of development area 

Removal or pruning of any other tree on the site is not approved, excluding 
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species exempt under Council's Tree Preservation Order. 

Reason: 	To ensure that the development is in accordance with the 
determination. 

48. 	Excavation neartrees 

No mechanical excavation shall be undertaken within the specified radius of 
the trunk/s of the following tree/s until root pruning by hand along the 
perimeter tine of such works is completed: 

Tree/Location Radius from trunk 
T7 Cedrus•deodar(Himatayan Cedar) 9.7m 
North-west site boundary  
TiO Jacaranda m/mos/foIia(Jacarançja) 7.Om 
North-east site boundary  
113 Pittosporum undulatum (Native Daphne) 7.2m 
North-east site boundary in neighbouring site  
115 Ulmusparv/fo(/a(Chinese Elm) 5.5m 
North-east site boundary  
Ti 7 L/qu/darnbarstyrac/f/ua (Sweet Gum 

ii .Omwest_________________ 

Lstern development site corner 

Reason: 	To protect existing trees, 

49. 	Hand excavation 

All excavation within the specified radius of the trunk/s of the following tree/s 
shall be hand dug: 

Tree/Location Radius from trunk 
Ti Lophostemon con fertus (Brush Box) 8.0m 
Bancroft Ave road reserve 
T2 Lophostemon con fertus (Brush Box) 8.Om 
Bancroft Ave road reserve 
13 Lophostemon con fertus (Brush Box) 8.Om 
Bancroft Ave road reserve 
T4Agathisrobusta(KauripineJ 3.5m 
North-west site boundary  
15 Prunus serrat/folia (Flowering Cherry) 2.5m 
North-west site boundary  
T6 Prunus serrat/folia (Flowering Cherry) 2.Om 
North-west site boundary  
17 Cedrus deodar(Himatayan Cedar) 5.7m south-east, 9.7m 
North-west site boundary elsewhere 
18 Cupressus macro carpa (Monterey Cypress) 6.5m 
Northern site corner in neighbouring site 
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T9 Melaleuca bracteata (Honey Myrtle) 4.6m 
Northern site corner in neighbouring site 
110 Jacaranda mimos/foija (Jacaranda) 3.Om south-west, 7Mm 
North-east site boundary elsewhere 
111 C'allistemor, v/rn/nails (Bottl.ebrush) 3.Om 
North-east site boundary in neighbouring site  

112 Frax/nus excels/or(Ash) 2.5m 
North-east site boundary in neighbouring site  
113 Pittosporurn undu/atum (Native Daphne) 5.3m south-west, 7.2m 
North-east site boundary in neighbouring site elsewhere 
114 Tristan/opsis laur/na (Water Gum) 3.Om south-west, 3.5m 
North-east site boundary elsewhere 
T15 Ulrnusparv/fol/a(Chinese Elm) 2.7m south-west, 5.5m 
North-east site boundary elsewhere 
117 Liqu/darnbarsfyrac/ftua (Sweet Gum) 4.8m west and northwest, 
Eastern development site corner 4.2m northwest, 8.4m 

southeast, 11.0m elsewhere 
127 Frank//n/a ax/liar/s (GordoniaJ 2.Om 
Bancroft Ave road reserve 
128 Franklin/a ax/liar/s (Gordonia) 2.0m 
Bancroft Ave road reserve 

Reason: 	To protect existing trees. 

50. 	No storage of materiaLs beneath trees 

No activities, storage or disposal of materials shall take place beneath the 
canopy of any tree protected under Councils Tree Preservation Order at any 
time. 

Reason: 	To protect existing trees. 

• 	51. Supervision of transpLanting 

Transplanting of the following trees/shrubs shall be directly 
supervised by an experienced arborist/horticulturist with a minimum 
qualification of Horticulture Certificate or Tree Surgery Certificate. 

Species/From 	 To 
Ti 8-125 Pyrus calleryana (Catlery Pear) As detailed on approved landscape 
On site 	 plan L04 dated 08/06/16 

Reason: 	To protect the trees during transplanting. 

52. 	Removal of refuse 

All buitders refuse, spoil and/or material unsuitable for use in landscape areas 
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shall be removed from the site on completion of the building works. 
Reason: 	To protect the environment. 

53. 	RepLenishment trees to be pLanted 

The replenishment trees to be planted shall be maintained in a healthy and 
vigorous condition until they attain a height of 5.0 metres whereby they will be 
protected by Council's Tree Preservation Policies. Any of the trees found 
faulty, damaged, dying or dead shalt be replaced with the same species. 
Reason: 	To maintain the treed character of the area. 

54. 	On site retention of waste dockets 

All demolition, excavation and construction waste dockets are to be retained on 
site, or at suitable location, in order to confirm which facility received materials 
generated from the site for recycling or disposal. 

Each docket is to be an official receipt from a facility authorised to accept 
the material type, for disposal or processing. 
This information is to be made available at the request of an Authorised 
Officer of Council. 

Reason: 	To protect the environment. 

CONDITIONS TO BE SATISFIED PRIOR TO THE ISSUE OF AN OCCUPATION 
CERTIFICATE: 

55. 	Acoustic measures 

Prior to the issue of the occupation certificate, the Principal Certifying Authority 
shall be satisfied that the acoustic treatments and fencing as recommended by 
Simon Kean in Acoustic Report, dated 2 June 2016, have been installed. Written 
advice from an acoustic engineer is to be submitted to the Principal Certifying 
Authority confirming that the acoustic measures achieve the noise objectives 
specified in the acoustic assessment. 

Reason: 	To protect the amenity of surrounding residents. 

56. 	Garbage and recycling facilities 

Prior to the issue of the occupation certificate, the Principal Certifying 
Authority shall be satisfied that the external waste storage area adequately 
contains the waste bins and has been constructed so as to prevent any 
spillages from the waste area entering the stormwater drainage system. 
Reason: 	To protect environmental amenity. 
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Completion of landscape works 

Prior to the release of the Occupation Certificate, the Principal Certifying 
Authority is to be satisfied that all landscape works, including the removal of all 
noxious and/or environmental weed species, have been undertaken in 
accordance with the approved plan(s) and conditions of consent. 

Reason: 	To ensure that the landscape works are consistent with the 
development consent. 

Certification of drainage works 

Prior to issue of the Occupation Certificate, the Principal Certifying Authority is to 
be satisfied that: 

i. the stormwater drainage works have been satisfactorily completed in 
accordance with the approved Construction Certificate drainage plans 
basement and subsoil areas are able to drain via a pump/sump 
system installed in accordance with AS3500.3. 
all grates potentially accessible by children are secured 

components of the new drainage system have been installed by a 
licensed plumbing contractor in accordance with the Plumbing and 
Drainage Code AS3500.3 2003 and the Building Code of Australia 
all enclosed floo,r areas, including habitable and garage floor levels, 
are safeguarded from outside stormwater runoff ingress by suitable 
differences in finished levels, gradings and provision of stormwater 
collection devices 

Note: Evidence from a qualified and experienced consulting civil/hydraulic 
engineer documenting compliance with the above is to be provided to 
Council prior to the issue of an Occupation Certificate. 

Reason: 	To protect the environment. 

59. 	OSO positive covenant/restriction 

Prior to issue of the Occupation Certificate, the applicant must create a positive 
covenant and restriction on the use of land under Section 88E of the 
Conveyancing Act 1919, burdening the owner with the requirement to maintain 
the on-site stormwater detention facilities on the lot. 

The terms of the instruments are to be generally in accordance with the 
Council's "draft terms of Section 88B instrument for protection of on-site 
detention facilities" and to the satisfaction of Council [refer to appendices of 
Ku-ring-gai DCP Part 24R.8.11. For existing titles, the positive covenant and 
the restriction on the use of land is to be created through an application to the 
Land Titles Office in the form of a request using forms 13PC and 13RPA. The 
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relative location of the on-site detention facility, in relation to the building 
footprint, must be shown on a scale sketch, attached as an annexure to the 
request forms. 

Registered title documents, showing the covenants and restrictions, must be 
submitted and approved by the Principal Certifying Authority prior to issue of an 
Occupation Certificate. 

Reason: 	To protect the environment. 

Infrastructure repair 

Prior to issue of the Occupation Certificate, the Principal Certifying Authority 
must be satisfied that any damaged public infrastructure caused as a result of 
construction works (including damage caused by, but not limited to, delivery 
vehicles, waste collection, contractors, sub-contractors1  concrete vehicles) is 
fully repaired to the satisfaction of Council Development Engineer and at no 
cost to Council. 

Reason: 	To protect public infrastructure. 

CONDITIONS TO BE SATISFIED AT ALL TIMES: 

Noise control - plant and machinery 

All noise generating equipment associated with mechanical ventilation systems, 

plant and machinery shall be located and/or soundproofed so the equipment is 
not audible within a habitable room in any residential'premises between the 
hours of 10.00pm and 7am. The operation of the equipment outside these 
restricted hours shall emit a noise level of not greater than 5dB above the 
background when measured at the nearest residential occupancy. The 
background (LA90, 15 mm) level is to be determined without the source noise 
present. 

Reason: 	To protect the amenity of surrounding residents. 

Provision of visitor car parking 

Outside standard school hours/days the car park is to be made available for use 
by people attending any functions/events held at the school. 

Reason: 	To minimise demand for on Street parking and reduce impacts 
on the amenity of the surrounding residential area. 

Reason for conditions 
To safeguard the amenity of the locality. 

Other approvaLs 

This consent does not include any other approvals granted under Section 78A(5) 
of the Environmental Planning and Assessment Act 1979. 
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Right of appeaL 
If you are dissatisfied with this decision, Section 97 of the Environmental Planning 
and Assessment Act 1979 gives you the right to appeal to the Land and 
Environment Court within six (6) months of the date on which you receive this 
Notice. 

Advisings 

Council is always prepared to discuss its decisions and in this regard please 
do not hesitate to contact Jonathan Goodwill on telephone 9424 0000. 

Section 82A of the Environmental Planning and Assessment Act 1979 
provides that the applicant may request a review of the determination. The 
request must be made in writing on the S.82A Review application form 
(refer Councjls website or customer service centre) within six (6) months of 
receipt of this Notice of Determination, together with payment of the 
appropriate fees. It is recommended that the applicant discuss any request 
for a review of determination with Council staff before lodging such a 
request. There is no right of review under S82A of the Act in respect of 
Designated, Integrated Development or applications determined by the Joint 
Regional Planning Panel. 

ci 	Changes to the external configuration of the building, changes to the site 
layout, density and unit configuration internal changes to the proposed 
building or any changes to the proposed operation of a use may require the 
submission of a modification application under Section 96 of the 
Environmental Planning and Assessment Act 1979. Any proposed 
modification to the development consent, must result in a development that 
is substantially the same development as that which was originally 
approved. It is recommended that the applicant discuss any request for a 
review of determination with Council staff before lodging such a request. 

di 	Your attention is drawn to the necessity to: 

Obtain a Construct/on Certificate under Section 109(1)(b) of the 
Environmental Planning and Assessment Act 1979 in respect of the 
development consent. 

An application bra Construction Certificate may be lodged with Council. 
Alternatively you may apply to an accredited certifier. 

All building work must be carried out fully in accordance with the conditions of 
the development consent and It is an offence to carry out unauthorlsedbu/fr//ng 
work that is not in accordance with the development consent. 
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An offence under the Environmental Planning and Assessment Act 1979 and 
Regulations is subject to a penalty up to $110,000 and $11,000, respectively. 

Council may also serve a notice and an order to require the demolition/removal 
of unauthorised building work or to require the building to be erected fully in 
accordance with the development consent. 

On the spot penalties will be imposed for works which are carried out in breach 
of this consent, or without consent. 

A Section 96 application is required to be submitted to and approved by Council, 
prior to commencement of any variations from the appro ved plans and conditions 
of consent. 

Signature on behalf of consent authority 
-ff / Team Leader 

I 	' Development Assessment 
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15 February 2019 

 

 

 

EPM Projects Pty Ltd 

Level 2, 146 Arthur Street 

North Sydney NSW 2060 

(via email to: mryan@epmprojects.com.au)  

 

 

 

Attn: Ms Maddy Ryan 

 

 

 

Subject:  Roseville College – SWELL Centre 

  Capital Investment Value (CIV) Estimate 
 

 

 

Dear Maddy, 

 

We understand EPM will be submitting a request for SEARs for the abovementioned project. To assist in the 

process, we have prepared a Capital Investment Value (CIV) Estimate in accordance with the NSW 

Government’s planning circular dated 10 May 2010 “New definition of capital investment value”. 

 

As per the attached “Cost Plan No.1 (SEARs)” we have calculated the CIV at $25,921,777 excluding GST. 

 

If you have any questions or would like to further discuss this matter, please do not hesitate to contact me on 

the details below. 

 

 

Kind Regards, 

 

 
 

Luke Foster 

 

Director 

Blue Stone Management (Australia) Pty Ltd 

M: +61 408 557 869 

E: LFoster@bsmemail.com 
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Project Manager: EPM Projects
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(02) 9452 8300

Date: 14-Feb-2019

Prepared by: Brendan Carpenter

Reviewed by: Luke Foster

Cost Plan No.1 (SEARs)

for 

Roseville College SWELL Centre 

(Carpark, Pool & Courts)

The Anglican Schools Corporation & Roseville 

College



GENERAL INFORMATION

Item Description

1 General Information

1.01 Cost Plan No.1 (SEARs)

1.02 Roseville College SWELL Centre (Carpark, Pool & Courts)

1.03 For

1.04 The Anglican Schools Corporation & Roseville College

1.05 Prepared By: Brendan Carpenter

1.06 Reviewed By: Luke Foster

1.07 Introduction

1.08 This cost plan has been developed to determine the Capital Investment Value of the proposed new 

Carpark, Pool and Hardcourts along Bancroft Avenue for Roseville College

1.09 This cost plan is based on our professional opinion and the source material listed below.

1.10 Document Issue Schedule

1.11 Cost Plan No.1 (SEARs) - Issued 14-02-2019

1.12 Consultants

1.13 Project Manager

1.14 EPM Projects

1.15 Architect

1.16 Studio GA
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1.18 TBC
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1.20 TBC
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1.22 Blue Stone Management

1.23 Basis of Estimate

1.24 The following information provided by EPM

1.25 Documentation received 6 February 2019 via infolink transmittal

1.26 SWELL Centre Working Set (8 Drawings dated 20/12/17)

1.27 Car Parking Allocation (Proposed)

1.28 Carpark DA - Civil Documentation

1.29 Carpark DA - Stormwater Documentation

1.30 Roseville College Pool Cost Plan

1.31 Mechanical Services Reverse Brief - Roseville College Pool Hall

1.32 Roseville College (Mechanical) Budget

1.33 Section 138 Road Act Application

1.34 Conditions of Construction Approval of Works in the Public Road Under Section 139 Roads Act 1993

1.35 Cost Plan - Pool Costs (old)

1.36 Cost Plan - Car Park Costs (old)
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ASSUMPTIONS & EXCLUSIONS

Item Description

1 Assumptions & Exclusions

1.01 Assumptions

1.02 Assumptions as noted in the cost plan item descriptions

1.03 We have assumed the drawings provided are accurate representations of project size and scale

1.04 We have assumed that acoustic lining to the soffit of basement slabs is required in habitable areas within 

the carpark area only.

1.05 We have assumed that Mechanical ventilation will be required to the Carpark Areas given that it is partially 

under-ground

1.06 We have assumed that new retaining wall to Roseville Lawn Tennis Club courts are needs to the North and 

West boundarys

1.07 Exclusions

1.08 Hoist to Carpark

1.09 Security Mesh to East openings of Carpark

1.10 Roller Shutters to Carpark Entries

1.11 Upgrade, modification and/or relocation of existing site services

1.12 Removal and disposal of contaminated material

1.13 Items noted "EXCL" in the Cost Plan

1.14 Unknown site conditions in excess of allowances made

1.15 Any works outside the extent of works shown on drawings

1.16 Out of hours works and above award payments

1.17 Operation & maintenance Costs

1.18 Client IT items (laptops, CPUs, etc)

1.19 FFE Items

1.20 Escalation

1.21 Contingency

1.22 Staging Costs

1.23 Land Acquisition Costs

1.24 Legal Fees

1.25 GST
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SUMMARY

Item Description
% of 

Estimate

$/m2

(GFA: 5037 

m2)

COST BSM COMMENTS

5,037.00                   

AR/XP Demolition & Site Preparation 1.31% 67 338,660

Excludes Hazmat; Includes allowance for 

alteration to existing JYC carpark (also 

included in Substructure)

SB Substructure 12.03% 619 3,118,549
Includes shored walls and excavation in 

VENM only

CL Columns 2.19% 112 566,642

UF Upper Floors 4.33% 223 1,122,621

SC Staircases 0.95% 49 245,876

RF Roof 3.55% 183 919,998

EW External Walls 5.81% 299 1,506,203

WW Windows 1.91% 99 496,203

ED External Doors 0.29% 15 75,253

NW Internal Walls 3.07% 158 795,084

NS Internal Screens & Borrowed Lights 0.16% 8 40,382

ND Internal Doors 0.57% 29 146,846

WF Wall Finishes 0.89% 46 230,997

FF Floor Finishes 1.41% 73 366,230

CF Ceiling Finishes 1.77% 91 459,680

FT Fitments & Metalwork 0.75% 39 194,132

FFE FFE & Loose Furniture - EXCLUDED 0.00% 0 0 FFE Excluded

SE Special Equipment 8.97% 462 2,326,034
Pool Structure and Equipment ($2.128M) + 

Gym Equipment ($100k)

PD/WS/GS Hydraulic Services (Incl Sanitary Fixtures) 1.80% 93 466,160

VE/AC Mechanical Services 5.26% 271 1,364,405 Includes for ventilation services to Carpark

FP Fire Services 3.36% 173 871,573

LP/CM Electrical Services (Light, Power, Comms) 3.82% 197 990,715

CM Transportation Systems 1.64% 84 425,378 Includes lift to Pool area

SS Security Services 0.20% 10 52,200

AV Audio Visual Service 0.32% 17 83,520

TS Special Services 1.82% 94 472,385
PV Cells ($50k) + Pool Heating - Hydronic 

Coil ($156k) + Moveable Pool Floor (EXCL)

YY Artworks/Signage 0.16% 8 41,760

Subtotal (Building Cost) 3,517 17,717,488

XR Roads, Footpaths & Paved Areas 3.02% 156 783,982

Includes Sports Courts; Includes Widening of 

Recreation Ave and new driveway 

connection

XN Boundary Walls, Fencing and Gates 0.39% 20 100,210

XB Outbuildings and Covered Ways 0.49% 25 128,228

XL Landscaping and Improvements 1.33% 68 344,738
Includes retaining wall to Roseville Lawn 

Tennis Club.

XS External Services (Infrastructure) 1.29% 67 335,000
No allowances made for Substation/Kiosk 

or any major services upgrades.

Subtotal (Site Works Cost) 3,853 19,409,646

PR Preliminaries (14%) 10.48% 539 2,717,350

M Margin (6.5%) 5.55% 286 1,438,255

Staging Costs 0.00% 0 0 EXCLUDED

ET Escalation to Tender 0.00% 0 0 EXCLUDED

Subtotal (Construction Cost / Forecast PTE) 4,678 23,565,252

PF Professional Fees (10%) 9.09% 468 2,356,525

PF Authority Fees 0.00% 0 0 EXCLUDED

YY Contingency 0.00% 0 0 EXCLUDED

Project Cost (excl. GST) 100% 5,146 25,921,777
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