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4-18 Doncaster Avenue Executive Summary 

 

Qualifications to this Report 

The following qualifications apply to this report: 

• Information has been based on our understanding of the proposed building and documentation provided, as 

noted. 

• This report outlines the scope of works required for BASIX compliance only. Additional requirements such as 

civil/stormwater, façade design and/or acoustic requirements should be coordinated with the relevant design 

consultants. 

• As this project involves no detailed design or site supervision by Stantec, we advise that we will not prepare a 

Safety in Design report for this project. As detailed in our scope of work we will review the Safety in Design report 

prepared by the project designer and make comment as appropriate.  We confirm that the responsibility for 

complying with the requirements of the state OS&H legislation remains with the project designer in conjunction 

with the project team and the client.  

 

Disclaimer 

The energy models prepared for BASIX thermal comfort compliance provides an estimate of the base building’s energy 

performance.  This estimate is based on a necessarily simplified and idealised version of the building that does not and 

cannot fully represent all of the intricacies of the building and its operation.  As a result, the energy model results only 

represent an interpretation of the potential performance of the building. No guarantee or warrantee of building performance 

in practice can be based on energy modelling results alone. 
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 Executive Summary 

 

In summary, we can confirm the following outcome of the BASIX analysis for the 4-18 Doncaster Avenue, Kensington 

development:  

• It has been determined that the proposed new building on site have achieved a BASIX Certification with the 

following scores: 

- Water: 41% (Required target: 40%) 

- Thermal Comfort: pass (Required target: pass) 

- Energy: 48% (Required target: 45%) 

• Further information regarding the thermal comfort and building fabric specification has been outlined within Section 

5 of this report. Note this specification detail forms the basis of BASIX compliance and therefore must be 

documented within the project design/specification in order to achieve CC approval. 

 

• The existing building on-site that is proposed to be refurbished has been assessed under the ‘Alterations and 

Additions’ BASIX protocol. The prescriptive requirements to meet this protocol are explained within this report.  

 

• Our assessment works have been conducted based on the Architectural Plans drawings issued by Hayball on the  

18/08/2020, “Issued for Construction Certificate CC1 & CC2”, Rev05. 
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 Introduction 

Stantec have completed a Building Sustainability Index (BASIX) assessment for the proposed Class 3 Student 

Accommodation development located at 4-18 Doncaster Avenue, Kensington, NSW 2033. The BASIX assessment has 

been separated into two components, a BASIX new building assessment for the new building component, and a BASIX 

‘alterations and additions’ assessment for the heritage building refurbishment. Due to the scope of works proposed for the 

heritage building, it is proposed that the alterations and additions protocol be utilised. 

Based on information provided to date and the nominated architectural drawings (18.08.2020) the following outcome has 

been achieved: 

• Water: 41% (Required target: 40%) 

• Thermal Comfort: pass (Required target: pass) 

• Energy: 48% (Required target: 45%) 

 Design Target 

Based on the relevant Council requirements, we understand that the Project is required to demonstrate BASIX compliance 

in support of the application development approval (Class 3 Large Boarding House). From review of the Project, the 

development is divided into two separate components: 

• The ‘New Building’ construction 

• The ‘Existing Heritage Building’ refurbishment 

For the new building component of works, the following BASIX targets are required to be met: 

 BASIX Target 

Energy 45 

Water 40 

Table 1: BASIX Targets 

For the heritage building refurbishment, prescriptive requirements relating to the building fabric, fixtures and systems and 

lighting are required to be met. These are outlined in the following sections. 

 

 Building Sustainability Index (BASIX) 

BASIX is implemented under the Environmental Planning and Assessment Act and applies to all residential dwelling types 

within NSW. BASIX forms both part of the development application and building certification process within the state of 

NSW. 

BASIX sets water and greenhouse gas reduction targets relative to the NSW average benchmark for per person potable 

water consumption & greenhouse gas emissions within the residential sector. BASIX also sets the minimum performance 

levels for thermal comfort of the dwelling and replaces the NCC Energy Efficiency benchmarks within the state of NSW. 

Typically, Thermal comfort levels are assessed via a simulation method in accordance with the NatHERS House Energy 

Rating protocol. However, as this development is a Class 3 building, thermal comfort levels are not assessed in the BASIX 

assessment. The development will need to demonstrate thermal performance compliance via Section J NCC 

requirements. This compliance will need to be demonstrated prior to obtaining a construction certificate.  
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 Development Overview 

The proposed development includes: 

• A newly constructed student accommodation building consisting of: 

- 199 student accommodation rooms 

- Communal areas 

• A refurbished existing heritage listed building consisting of: 

- 2 clustered student accommodation rooms 

• Underground car park with 55 car spaces, 55 motorcycle spaces and 150 bicycle spaces. 
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 Design Documentation 

The following assessment is based on all architectural drawings received from Hayball dated 18 August 2020, and 

associated design notes, including: 

 

Drawing No. Description  

A02.00 GA Plan - Basement 

A02.02 GA Plan – Ground Floor 

A02.03 GA Plan – Level 1 

A02.04 GA Plan – Level 2 

A02.05 GA Plan – Roof Level 

A06.01 External Elevations 

A06.02 Internal Elevations 

A06.03 Internal Elevations 

A06.10 Sections 

A06.11 Sections 

TP05.01 Demolition Floor Plan-10&12 Doncaster Ave 

TP05.02 Detail Floor Plans-10&12 Doncaster Ave 

TP05.03 West Elevation-10&12 Doncaster Ave 

TP05.04 South Elevation-10&12 Doncaster Ave 

TP05.05 East Elevation-10&12 Doncaster Ave 

TP05.06 North Elevation-10&12 Doncaster Ave 

 

 

Notes:  

Changes to the design drawings and specifications will affect the outcome of this assessment and potentially the 

certification of the proposed building works. Any changes nominated by the design team are to be immediately 

communicated to Stantec as it may affect the outcome of the BASIX Compliance. We recommend any design 

changes be reviewed and approved prior to documentation. 
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 Thermal Comfort Design Assessment 

New Development 

The development at 4-18 Doncaster Ave is considered a Class 3 Student Accommodation. As such, it is assessed in a 

different manner to typical Class 2 developments within the BASIX protocol. 

If a large boarding house meets the following criteria: 

• designed to accommodate more than 12 people, or the total floor area exceeds 300 m2 

• at least 80% of the dwellings are less than 35 m2, and 

• only comprises residential flat buildings. 

BASIX require the development be assessed by the Large boarding house thermal comfort method.  

As long as the project meets all the eligibility criteria listed above, the Tool will automatically enter values for heating and 

cooling loads equivalent to the heating and cooling caps in the climate zone of the project. 

The development’s thermal comfort will not need to be modelled as part of the BASIX assessment. Instead, the thermal 

comfort must be assessed at a later stage (i.e. the construction certificate stage) against the Section J requirements of 

the National Construction Code (NCC) – Volume 1. The BASIX Certificate will contain an additional commitment 

requiring an assessment against the Section J requirements of the NCC – Volume 1 prior to obtaining a construction 

certificate. 

 

Heritage Building Refurbishment 
 
The existing heritage building that is proposed to be refurbished has been assessed under the ‘Alterations and Additions’ 
BASIX protocol. Through this protocol thermal comfort initiatives are prescribed via the BASIX calculator, and no thermal 
modelling is needed. Details of the thermal requirements for the heritage building refurbishment are detailed later in this 
report.  

https://www.planning.nsw.gov.au/Policy-and-Legislation/Buildings/National-Construction-Code
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 Design Specification 

 BASIX Compliant Design Specification 

 Design Specification – FABRIC 

New Building 

As this is a Class 3 student accommodation, the Project meets the requirements and will be assessed as with the large 

boarding house thermal comfort method. Therefore, no building fabric design specifications have been used in this BASIX 

assessment. The Project will comply with NCC 2019 Section J requirements, which will be demonstrated prior to obtaining 

a construction certificate. 

Heritage Building Refurbishment 

Where any alterations or additions are made to the Heritage Building Refurbishment component of this Project, the 

alterations will comply with NCC 2019 Section J Requirements, except for the following scenarios: 

• Where the area of new construction is less than 2m² 

• Where insulation already exists of altered construction 
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 Design Specification - WATER 

Design Specification - WATER  

New Building Heritage Component 

Alternative Water Supply 

No alternative water supply is proposed for the Project 

 

 

N/A 

Fixtures and Fittings 

We note that fixtures with the following WELS ratings have 

been included in the BASIX Assessment: 

Common Areas (as applicable) & all dwellings: 

4 Star WELS minimum rated Showerheads (>4.5 but <= 6.0 

L/min) 

4 Star WELS minimum rated Toilets  

6 Star WELS minimum rated Kitchen taps  

6 Star WELS minimum rated Bathroom taps 

3.5 Star WELS Clothes Washers 

3.0 Star WELS Dishwashers 

We note a reduction in the quality of these appliances will 

affect the water aspect of the BASIX rating. 

New and altered showerheads must have a flow rate 

less than 9L/min, or a 3 Star water rating 

New and altered toilets must have a flow rate no 

greater than 4L/flush, or 3 Star water rating 

New and taps must have a flow rate no greater than 

9L/min, or 3 Star water rating 
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 Design Specification - ENERGY: 

Design Specification - ENERGY  

New Building Heritage Component 

Alternative Energy Supply 

A 60 kW Photovoltaic System (PV) has been specified within 

the BASIX Certificate. 

N/A 

Air Leakage 

Kitchen, bathroom and laundry exhaust will be ducted to the 

external façade or roof. 

Back-draft dampers must be installed to prevent air infiltration. 

N/A 

Hot Water System 

A centralised hot water system (gas-fired storage) is to be 

installed to serve all dwellings. 

Domestic Hot Water pipework is required to have minimum 

R1.0 insulation for external piping, R0.6 for internal piping. 

It should be noted that a less efficient hot water system 

will affect the rating of the BASIX Energy Target. 

Gas-fired storage 

Mechanical Ventilation Systems 

Common Areas: 

Car park – Mechanical supply & exhaust with carbon 

monoxide monitor + VSD fan 

Garbage Rooms, Bicycle Store, Cleaner Rooms, AWC, 

Stairwells - Ventilation exhaust only  

Switch Room, Plant/Service Room, Communal Corridors – No 

Mechanical Ventilation 

Gym, Community Rooms, Comms Rooms, Meeting Rooms, 

Admin Office, Lobby/Reception, Laundry – Ventilation 

provided by air conditioning system  

N/A 

Dwelling Air-Conditioning Systems 

Central Cooling System for cooling – VRV refrigerant volume 

units, air cooled condenser, COP <3.5 

Central Cooling System for heating – VRV refrigerant volume 

units, electric driven compressor + air sourced evaporator, 

COP <3.5 

 

 

N/A 
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Lighting 

Common Areas: 

Car park, communal corridors, meeting rooms, community: 

LED with zoned switching and motion sensor control. 

Lifts: LED connected to lift call button. 

Plant/service rooms, bicycle store, switch rooms, garbage 

rooms, stairwells - LED with motion sensor control. 

AWC, cleaner rooms, comms rooms – LED with Manual 

on/off switch 

Lobby/reception, admin office, laundry - LED with time clock 

and motion sensor control. 

Dwellings: 

Dedicated fluorescent or LED Lamps. 

 

40% of new or altered might fixtures must be fitted 

with fluorescent, compact fluorescent, or LED lamps 

Appliance Specifications 

The following minimum energy performance specifications 

have been included within the BASIX assessment: 

electric cooktop and electric ovens to all dwellings. 

Dishwasher – 4 Star minimum Energy rating 

Clothes Dryer – not specified 

Clothes Washer – not specified 

Refrigerator – 4 Star minimum Energy rating 

 

Compliance Note: A reduction in the quality of any of these 

appliances will affect the energy aspect of the BASIX rating. 

Client to confirm which appliances are to be included within 

base-building design. 

N/A 
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 BASIX Certification Details 

New Building: 

Project Summary 

Project Name 4-18 Doncaster Avenue 

Street Address 4-18 Doncaster Avenue, Kensington 2033 

Local Government Area Randwick City Council 

Plan Type / Number - 

Lot No# 4-18 

Section No# - 

No. of Residential Buildings 1 

No. of units in Residential Flat Buildings 199 

No. of multi-dwelling houses  0 

No. of single dwelling houses 0 

BASIX Certificate No# 11266664M 

 

Water 41% 

Thermal Comfort Pass 

Energy 48% 
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Heritage Refurbishment: 

Project Summary 

Project Name 4-18 Doncaster Avenue 

Street Address 4-18 Doncaster Avenue, Kensington 2033 

Local Government Area Randwick City Council 

Plan Type / Number - 

Lot No# 4-18 

BASIX Certificate No# A391713 

Project Score 

Water Pass 

Thermal Comfort Pass 

Energy Pass 
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 Appendix A: BASIX Certificates
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