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EXECUTIVE SUMMARY 

This report is an assessment of a State significant development (SSD) application lodged by 
Loreto Kirribilli (the Applicant) seeking approval for redevelopment of Loreto Kirribilli School 
(LKS), located at 85 Carabella Street, Kirribilli. The application comprises a Concept Proposal for 
alterations and additions and detailed Stage 1 works. 
 
The application seeks Concept approval to develop the LKS site in three stages involving: 
partial demolition of existing buildings; maximum building envelopes for new buildings; 
upgrading of existing facilities; removal of 11 trees and increasing the capacity of students. 
The application also includes Stage 1 works comprising demolition of an existing building; 
construction of a new seven-storey learning hub; extension to the gymnasium; refurbishment 
of the chapel; construction of three vertical connector pods; landscaping works and stormwater 
works.  
 
The application initially sought approval for increasing the capacity of the school by a maximum 
of 100 additional students (1,200 students in total) and two additional staff members. During 
the assessment of the proposal, the Applicant amended the proposal by reducing the number 
of proposed additional students to be 30 (1,130 students in total). 
 
The Concept Proposal has a Capital Investment Value (CIV) of $97 million and would generate 
two additional operational jobs. The Stage 1 works has a CIV of $33 million and would generate 
100 construction jobs. The proposal is SSD under clause 15 of Schedule 1 of State and 
Environmental Planning Policy (State and Regional Development) 2011, as it is development for 
alterations to an existing school with a CIV of more than $20 million. Consequently, the Minister 
for Planning is the consent authority for the proposed development. North Sydney Council 
(Council) has objected to the SSD application outside the public exhibition period. Accordingly, the 
application needs to be referred to the Independent Planning Commission for determination as the 
delegate of the Minister. 
 
The Environmental Impact Statement (EIS) for the Concept Proposal and Stage 1 works were 
publicly exhibited between 19 October 2017 and 17 November 2017 (30 days). The Department 
of Planning and Environment (the Department) received a total of 23 submissions during the 
exhibition period, as follows:  

¶ seven submissions from public authorities including Council providing comments 

¶ 12 individual public submissions including 11 objections 

¶ two objections from three organisations  

¶ one objection from an organisation via the local Member of Parliament (MP). 
 
Additionally, one individual submission objecting to the development was received via Council after the 
exhibition period. 
 
The matters raised in the submissions included the impact of the proposal on the amenity and 
views of the adjoining neighbours, adverse impact of the built form on the surrounding 
developments, the impact of the development on local traffic, inadequate drop-off and pick-up 
zone, construction and operational noise, demolition of a heritage significant building and lack 
of a Workplace Travel Plan (WTP).  
 
The Applicant provided a Response to Submissions (RtS), which included an additional view 
impact analysis, a further supplementary Heritage Impact Statement (HIS), a WTP and 
updated preliminary Construction Traffic Management Plan (CTMP). The Applicantôs RtS also 
proposed design amendments by reducing the height of one concept building envelope within 
the eastern precinct of the site and included additional replacement planting to compensate 
for the proposed loss of trees. The RtS was published on the Departmentôs website on  
26 February 2018.  
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A further four submissions from public authorities, one public submission and one submission 
from a local MP on behalf of a member of public, were received after publication of the RtS. 
Council objected to the development based on adverse impact on local traffic due to their view 
that there were existing inadequate provisions for student drop-off and pick-up. 
 
The Department engaged an external traffic consultant to assess the predicted traffic impacts, 
intersection modelling, car parking and drop-off and pick-up arrangements. The traffic 
consultantôs initial report identified the need for further analysis of the drop-off and pick-up zone 
along Carabella Street and requested further assessment of the nearby intersections, traffic 
volumes, adequacy of the existing school zones and loading zones. 
 
The Applicant responded to the issues raised in a number of supplementary RtS submitted in 
March, May and June 2018, and also reduced the number of proposed additional students 
from 100 to 30. Additionally, the Applicant provided details of operational traffic management 
and drop-off and pick-up zone management, delivery areas / bus drop-off and pick-up zone 
management measures and further design amendments to the roof and mechanical plant. 
 
The Department conducted site inspections and had meetings with the adjoining affected 
property owners. The Department identified the following key issues for assessment: 

¶ traffic, transport and parking impacts 

¶ built form and urban design 

¶ environmental and residential amenity 

¶ heritage. 
 
The Department has considered the traffic impacts associated with the development and 
concludes that the implementation of the proposed operational mitigation and management 
measures by the Application would result in a positive impact on the ongoing issues of the drop-
off and pick-up zone. However, it is acknowledged that some of the proposed mitigation and 
management measures require further refinement and the Department has recommended 
conditions requiring these measures. The proposed building envelopes and the design of the 
new learning hub and connectors are acceptable and appropriate within the context of the site, 
the heritage significance and the relevant streetscapes. The amenity impacts on the adjoining 
neighbours due to view loss and privacy are reasonable and can be further improved via the 
implementation of the recommended conditions. 
 
The Department considers the application is consistent with the objects of the Environmental 
Planning and Assessment Act 1979 (EP&A Act), including ecologically sustainable 
development, NSW State Priorities, The Greater Sydney Regional Plan - A Metropolis of Three 
Cities and the North District Plan. The Department is satisfied that the impacts of the proposal 
have been addressed in the EIS, RtS and supplementary RtS. The residual impacts can be 
adequately managed through the recommended conditions.  
 
Overall, the Department considers the proposed development satisfies the relevant 
environmental, economic and social requirements and is in the public interest. The Department 
therefore recommends that the application be approved subject to conditions.  
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1.    BACKGROUND  

1.1 Introduction 

This report provides an assessment of a State significant development (SSD) application lodged 
under Part 4, Division 4.1 of the Environmental Planning and Assessment Act 1979 (EP&A Act), 
for the proposed redevelopment of Loreto Kirribilli School (LKS) located at 85 Carabella Street, 
Kirribilli as a Concept Proposal and Stage 1 works. 
 
Loreto Kirribilli (the Applicant) initially sought approval to redevelop the school and increase the 
capacity for up to 1,200 students (100 additional students). The proposal has been amended 
to reduce the additional students from 100 to 30 (1,130 in total). 

1.2 The site and surroundings  

1.2.1 Site Description 

The site is located at 85 Carabella Street, Kirribilli and is legally described as Lot 200 DP 1166282, 
within the North Sydney local government area (LGA). The site is located approximately 500 
metres (m) east of Milsons Point shops and train station and 2.2 kilometres (km) north of Sydney 
Central Business District (CBD). The site has a total area of 1.82 hectares (ha). 
 
The site is irregular in shape, with dual frontages of 217.5 m to Elamang Avenue (northern boundary) 
and 164.6 m to Carabella Street (southern boundary). The site has a steep fall of 16 m from the 
southern to the northern boundary and has views of Sydney Harbour (the Harbour). The site currently 
accommodates a number of buildings of varying height. Loreto Kirribilli School (LKS) is an independent 
Roman Catholic day school for girls, with 1,080 enrolled students (having approval for 1,100 students) 
from Kindergarten - Year 12 and 180 staff members.  
 
The location of the site is shown in Figure 1. 
 

 
      Figure 1: Site location in the context of Sydney CBD (Source: Nearmaps 2018) 
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The site is a locally listed heritage item in the North Sydney local Environmental Plan 2013 (NSLEP) 
except the south-western corner. The site includes the following buildings separated by landscaped 
gardens, pathways and existing trees: 

¶ The Marian Centre: A three to five-storey Inter-war style building fronting onto Carabella Street at 
the south-eastern corner, built circa 1938 

¶ The B-Block: A three-storey building to the north of the Marian Centre used as an educational 
facility 

¶ The gymnasium: A single storey building fronting Elamang Avenue at the north-west corner 

¶ The junior school: A two-storey school building at the centre of the site 

¶ Centenary Hall: A single storey hall with roof-top sports court 

¶ Science Building: A single storey building with roof-top sports court 

¶ The Elamang: A two storey residence built in 1851 - 1852 that was modified in 1921 for use as a 
school with a large extension to the east and a colonnaded verandah (St Aloysius) added in 1924  

¶ The Chapel and Presbytery: A prominent building built circa 1929 - 1930 with the bell tower fronting 
onto Carabella Street and has historic and social significance 

¶ St Josephôs Block (J Block): A three to four-storey Modernist style educational facility adjoining the 
chapel 

¶ Mary Ward and performing arts building: A two to three storey Modernist style building built in 
1979, located at the north-eastern corner of the site with the senior school and auditorium  

¶ Car park: Single level basement carpark under the Science and the Music and performing arts 
buildings accommodating 80 spaces, accessed off Elamang Avenue 

¶ Sandstone block retaining walls: Sandstone walls, located between the Marian Centre and 
B-Block comprising remnants of the Tremayne House circa 1890s 

¶ Boundary Wall / Gates: Walls and gates along Carabella Street frontage built circa 1929-30. 
 
The existing buildings on the site and the surrounding developments are shown in Figure 2. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2: Aerial view of the LKS site identifying existing buildings (Source: Nearmaps 2018) 
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Given the steep slope of the site, the buildings are of varying heights and are connected by stairs. Roof-
top sports courts and recreational areas are provided due to lack of open space at ground level.  Photos 
of the existing buildings are included in Figures 3 to 5. 
 
 

Figure 3: Existing connector pod 
(Source: DPE) 

Figure 4: View of the Chapel from the 
school (Source: DPE) 

Figure 5: Location of the proposed learning hub building (Stage 1) (Source: DPE) 
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Vehicular access to the existing basement car parking area is provided via a driveway from Elamang 
Avenue. A secondary vehicular access to the site is also available from Carabella Street. Pedestrian 
access is provided from both streets with a student drop-off and pick-up zone along Carabella Street. 

The established gardens provide a landscape setting to the group of heritage-significant buildings within 
the site. A large fig tree at the northern corner fronting Elamang Ave, is a prominent element in the 
Elamang streetscape.  

1.2.2 Surrounding Development 

The site adjoins residential developments on all boundaries. Detached low density residences and one 
nine-storey residential flat building are located along Elamang Avenue to the north, opposite the site. 
Three locally listed dwelling houses adjoin the eastern boundary of the site including Nos. 69 and 71 
Carabella Street. The site adjoins the Careening Cove Heritage Conservation Area to the west. 
 
Two, three-storey residential flat buildings at No. 111 Carabella Street and No. 22 Elamang Avenue, 
adjoin the western boundary of the site. Residential properties on the southern side of Carabella Street 
range in density and style. The dwellings are generally elevated with view corridors to the Harbour. 
Careening Cove is located to the east of the properties along Elamang Avenue.  
 
The Royal Sydney Yacht Club is located in close proximity to the site and includes 20 dedicated car 
parking spaces for use by school staff during the week and 80 car parking spaces for use by the school 
during weekends and evenings. 

2.   DESCRIPTION OF PROPOSAL  

2.1. Project Description 
The key components and features of the proposal, as refined in the Response to Submissions 
(RTS) and supplementary RtS, are provided in Table 1 and are shown in Figures 6 to 14. 
 
Table 1: Key Development Components 

Aspect Description 

Summary  Concept development application for the redevelopment of Loreto Kirribilli 
School comprising a Concept Proposal for building envelopes for new 

for building envelopes for new buildings, demolition works, increase in 
student numbers by 30, alterations and additions to improve access 
arrangements, landscaping and stormwater work in three stages. 

Stage 1 of the development comprising demolition of B-Block, 
construction of a seven-storey learning hub, gymnasium extension and 
landscaping in the western precinct, alteration and additions in the 
northern, southern and eastern precincts including refurbishment of the 
chapel and construction of vertical connection pods. 

Concept Proposal 

(50-year timeframe) 

¶ Concept masterplan for the redevelopment of the site in three stages 
including partial demolition of structures, maximum building envelopes for 
new buildings, alterations and additions to improve access arrangements, 
landscaping and stormwater work 

¶ Increase in student numbers by 30 (in the senior school) 

¶ Redevelopment to occur in five precincts (campus core, western, eastern, 
northern and southern) 

¶ Eastern precinct Concept Proposal to include partial demolition of external 
stairs, landings, walkways, existing Performing Arts and Mary Ward 
buildings and construction of a new five - storey learning hub including 
basement with a connector pod 

¶ Southern precinct Concept Proposal to include demolition of junior school 
and construction of a five - storey building including basement and 
auditorium 

¶ Western precinct, northern precinct and connectors as detailed below 
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Staging ¶ The works are to be carried out in three stages comprising: 
o Stage 1 ï Western precinct redevelopment and connectors (2020) 
o Stage 2 ï Eastern precinct redevelopment 
o Stage 3 ï Southern precinct redevelopment 

Stage 1 works 
including 
demolition works 

¶ Western precinct redevelopment 
o demolition of B-Block and the northern façade of the gymnasium 
o site excavation till gymnasium level and remediation works 
o construction of a seven-storey learning hub with four levels of basement 

and three-storeys above ground including a roof terrace and a vertical 
connector pod comprising learning studios, workshops, amenity areas  

o construction of a two-storey extension to the gymnasium  
o construction of a covered walkway between existing junior school and 

the proposed learning hub 

¶ Northern precinct 
o partial demolition of external stairs, walkways and remediation works 
o construction of a new five-storey vertical connector pod between the 

Science Building, the Centenary Hall and the basement carpark. 

¶ Eastern precinct 
o partial demolition of external stairs, walkways and remediation works 
o construction of an interim connector pod comprising ramps between the 

Science Building and Performing Arts building 

¶ Southern precinct 
o partial demolition of the connector and restoration works of the eastern 

wing of the chapel 
o alterations to the southern wing of the chapel 
o construction of a vertical connector pod including lifts, learning studios 

and an external terrace with accessible paths 
o landscaping including an informal amphitheatre 

Construction 
staging (Stage 1 
works ï 19 months) 

¶ Stage 1.1 comprising demolition, remediation, site clearance and bulk 
excavation, construction of new learning hub, western precinct connector 
and gymnasium extension 

¶ Stage 1.2 comprising campus connectors in the northern, southern and 
eastern precincts and the chapel restoration works 

Site Area ¶ 1.82 ha 

Excavation ¶ Bulk excavation works up to 13 m in Stage 1 

Gross floor area 
(GFA)  

¶ Western precinct (Stage 1 works) ï 2,778.25 square metres (m2) 

¶ Southern precinct ï 5,457 m2 (including 170 m2 Stage 1 works) 

¶ Eastern precinct ï 4,615 m2 

¶ Total GFA - 12,850.25 m2 

Tree removal ¶ Removal of 11 trees 

Public domain and 
landscaping 

¶ Landscaping works including the construction of outdoor learning areas, 
walkways, gardens and roof terraces and replacement planting 

Access ¶ Existing driveway from Elamang Avenue to the basement car park 

¶ Existing driveway off Carabella Street for service vehicles 

Car parking spaces ¶ 80 existing on-site car parking spaces 

¶ 20 existing car parking spaces within the Royal Sydney Yacht Club site 

Bicycle parking ¶ 20 spaces within the lower ground floor of the Centenary Hall  

Students and staff ¶ Up to 1,130 students (30 additional) and 182 staff (two additional) (Stage 1) 

Operational hours ¶ No change to existing operating hours and loading zones 

¶ Operation of new loading dock (up to five deliveries per day) 
o Monday to Saturday: 10 am to 2 pm 

Jobs ¶ 100 jobs during construction of Stage 1 works 

¶ Two additional operational jobs 

CIV ¶ $ 97,967,500 (Concept Proposal) and $33,273,500 (Stage 1) 
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      Figure 6: Proposed Precinct Plan (Source: Applicantôs EIS) 
 

 
 Figure 7: Proposed works Stages 1.1 (red dotted outline) and 1.2 (remaining area of the site)     
 work zones (Source: Applicantôs EIS) 
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               Figure 8: 3D representation of the building envelopes of the Concept Proposal (Source: Applicantôs RtS) 
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