JRPP No. 2010SYE084

DA No. DA 283/2010

Proposed Demolition of existing buildings including “Duntrim House” and removal of
Development selected trees

Applicant: Health Commission of NSW

Report By: PANEL SECRETARIAT

11 November 2010

Assessment Report and Recommendation

The Application was referred to the Joint Regional Planning Panel (JRPP) pursuant to
section 89(2)(b) of the Environmental Planning and Assessment Act 1979 (EP&A Act).

1. EXECUTIVE SUMMARY

The Panel Secretariat has reviewed this application for the Regional Panel’s consideration,
including a consideration of the views of Woollahra Council and the applicant and the
submissions received by the Council.

The review finds Duntrim House is of heritage significance to the local community in terms of
its historic association with prominent local families and architect MB Halligan and social
value for being a community health facility for over 50 years. The building condiitons should
be verified by a structural report and a QS report to ascertain whether the building is in such
a state that demolition is the only reasonable outcome. The gardens and grounds should be
further investigated. Significant trees are to be retained in-situ until a landscape plan is
prepared and approved.

2. SITE DESCRIPTION

The site is a “battle axe” block with a drive way frontage to Darling Point Road (see
Photograph 1 in Attachment 1). It is about 4460m? in size including the driveway. It is
bounded on two sides by Ascham School and to the south it adjoins the Ranelagh apartment
complex. The site is elevated above Darling Point Road and relatively level. As itis
generally higher than neighbouring sites, it has a good outlook to the City (see Photograph 2
in Attachment 1).

There are a number of buildings on the site including Duntrim House, which is a two/three
storey stone and rendered building with a slate & metal roof. Other buildings and structures
include a two storey brick building located near the western boundary, a two storey rendered
building located to the north of Duntrim House, a small potting shed, a tennis court and a
swimming pool. There are about 46 trees on the site including an heritage listed Norfolk
Island Palm which is located near the potting shed.

The site is owned by the Health Commission of NSW and is used for hospital/health
purposes and currently provides accommodation for the Sydney Dialysis Centre.
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PROPOSAL

The application is for demolition of buildings including Duntrim House, roadways, paths and
other built elements and the removal of selected trees and vegetation at 37 Darling Point
Road, Darling Point. (See Attachment 2)

BACKGROUND SUMMARY

October 2009 - applicant met with Council staff and agreed to formalise the historical
research and architectural development opportunities to enable a considered review of
the heritage value of Duntrim House.

December 2009 - a preliminary review report of the site was submitted to Council.
January 2010 - Council review raised certain questions in relation to the potential
heritage significance of the site and subsequent redevelopment potential.

March 2010 — A revised Heritage Analysis and Statement of Significance report was
submitted to Council for review.

29 March 2010 — Council’'s then Heritage Consultant reported on the revised Heritage
report and recommended the report be accepted for future development of the site.
17 June 2010 - The development application for demolition was lodged with Council.
30 June — 14 July 2010 - The proposal was notified and 49 submissions were
received.

27 September 2010 — Council Development Application Assessment Report
recommended refusal.

11 October 2010 - Council resolved to refer the application to the Joint Regional
Planning Panel as under Section 89(1)(a) of the EP&A Act Council must not refuse its
consent to a Crown development application.
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5. ENVIRONMENTAL PLANNING INSTRUMENTS

The site is zoned 2(b) — Residential Zone under the Woollahra Local Environmental Plan
1995 and the proposed development is permissible with consent.

Woollahra Residential Development Control Plan 2003 is not relevant due to the scope of the
proposed works.

The proposed development is generally consistent with SREP (Sydney Harbour Catchment)
2005 and accompanying DCP. The site has not been identified as potentially contaminated.
But the issue will need to be further considered if the site is redeveloped. Hence the
proposal is considered acceptable in terms of the relevant parts of State Environmental
Planning Policy No 55 — Remediation of Land.

6. CONSULTATION AND PUBLIC EXHIBITION

The application was notified between 30 June and 14 July 2010 in accordance with Council’s
Advertising and Notifications DCP 49. In response to the notification, 49 submissions were
received by Council including the Darling Point Society, Woollahra History & Heritage
Society, the National Trust of Australia (NSW), and the Ascham School.

Key issues raised in these submissions include:

Traffic & parking;

Loss of heritage significant building;

Loss of trees and vegetation;

Impact on/loss of amenity to the community;

Redevelopment of the site would further overdevelop Darling Point;
Adverse impacts from demolition works;

Readaptation of the building; and

Proposed demolition was not well advertised.

7. JRPP's STATUTORY ROLE

Section 89(1)(a) of the Environmental Planning and Assessment Act 1979 (EP&A Act) states
that a consent authority must not refuse its consent to a Crown development application,
except with the approval of the Minister.

Section 89(2)(b) of the Act provides that if a consent authority fails to determine a Crown DA
within the prescribed time limit it may be referred by either the applicant or the consent
authority to a JRPP.

In this case, referencing Section 89(1)(a) of the EP&A Act, Council has resolved to refer the
application to the JRPP with a recommendation for refusal.

8 CONSIDERATION OF SECTION 79C(1) OF THE EP & A ACT

Council’s officer has undertaken an assessment of the application with regard to the
provisions of the EP&A Act and all matters specified under section 79C(1) and has
recommended that the DA be referred to the Joint Regional Planning Panel with a
recommendation to refuse the application.
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9. POSITION OF EACH PARTY

The views of Council and the applicant are summarised as follows:

Woollahra Council

Assessment staff

>

>

>

Council
>

>
>

The proposal is unsatisfactory with certain provisions of WLEP 1995 & WRDCP
2003;

Duntrim House meets several of the criteria for heritage listing and is recommended
to be listed as a local heritage item; and

The proposal would result in the removal of the majority of the trees on the site and
no replacement planting has been proposed. The gardens and grounds should be
further investigated and original/early plantings should be recorded.

The proposed demolition of Duntrim House and components of its grounds and
landscaping would have an unacceptable negative impact on the heritage
significance of the place;

Council does not have sufficient and correct information to properly consider the
development application against the matters for consideration listed under S79C of
the EP&A Act;

The proposal is inconsistent with the objectives of the WLEP 1995;

The proposed demolition is considered to be detrimental to the desired future
character of the Darling Point precinct and contrary to the RDCP 2003;

The proposed removal of most trees on site is contrary to RDCP 2003; and

The proposal is not considered to be in the public interest.

Applicant — NSW Health

>

>

Following various meetings with the Council and the preparation of a Statement of
Heritage Impact, the applicant was advised to lodge a DA seeking approval for
demolition so as to establish the potential heritage value of Duntrim House.

In response to Council’s reasons for refusal, the applicant contends that:

=  The Australian Institute of Architects (NSW) Historic Buildings Committee,
after due consideration, has decided that Duntrim is not worthy of
consideration for listing or conservation.

= The application is for demolition, hence landscape plan is not required. Trees
numbered 35, 36 and 37 were on the plans. Council was provided with a
letter outlining the trees of significance and their condition.

= Duntrim is not an identified heritage building and its significance is considered
at best, marginal. Most of the vegetations to be removed are weed species
and are detrimental to the amenity of the natural environment.

=  Council has not identified the property as a heritage conservation area or a
significant property within the DCP.

= Although the building is substantial, it is not well planned for contemporary
usage. Itis notin good condition due to structural movement and adaption to
meet NSW Health’s needs and budgets.
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» The building and its grounds were not recognised as a historically significant
residence and aesthetic landmark of the Darling Point Peninsula until this
development application. The building and grounds are generally concealed from
public view and in their run-down condition do not invite general appreciation.

» The applicant is committed to retention of the trees on the site that are significant
and in good condition. All aspects of the proposal are accepted by Council as
being compliant with the requirements of Council’s plans and policies for
demolition. Council’s reasons for refusal are invalid and should not be considered.

» In response to the draft non-prejudice conditions of consent, the applicant advised
that an extra 8 trees are proposed to be retained in-situ or transplanted.

10. DISCUSSION OF KEY ISSUES

This application requires the JRPP to first consider whether Duntrim House has any heritage
value. If the answer is yes, then the JRPP will need to consider the options of retention and
adaptive reuse. The State Agency Heritage Guide (issued by the Heritage Council in 2005 to
assist State Agencies to manage their heritage assets) considers demolition of any heritage
asset should be the last resort if there is “no prudent or feasible alternative” to demolition.

Heritage Significance of Duntrim House
The NSW Heritage Manual (issued by the Heritage Council) provides a set of 7 criteria for
assessing heritage significance. They are historical, historical association, aesthetic, social,

technical/research, rarity and representativeness.

The Heritage Assessment Reports

There are 3 heritage significance assessment reports in relation to Duntrim House including:
o A Statement of Heritage Impact prepared by Tanner Architects (hereunder referred to
as the Tanner report) submitted with the Development Application to support the
proposed demolition;
o A-report by Urbis Pty Ltd on behalf of Ascham School; and
0 Woollahra Council Heritage Officer's assessment.

A summary of these assessments is in Attachment 2.
In brief, the Tanner report concludes that

Duntrim is of little heritage significance and is not considered to fulfill the criteria for
local or State listing presenting alterations and additions that detract from its
significance and demonstrating little evidence of the former “Glanworth”.

The report also pointed out that the Australian Institute of Architects (NSW) Historic Buildings
Committee has decided that Duntrim is not worthy of consideration for listing or conservation.

However, Urbis is of the view that:

The building does meet the threshold for local significance ..... Urbis will provide a
formal nomination for heritage listing of the property on the Heritage Inventory
database in the near future.

Council Heritage Officer’s report is of the same view that Duntrim House is of heritage
significance. The report also advised that an interim heritage listing of Duntrim House has
been undertaken to include it in Schedule 3 of the Woollahra LEP 1995 as a heritage item.
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There is general consensus that:
o The site has historic association with Glanworth;
Duntrim House is an example of work of MB Halligan;
It is an example of Arts and Crafts style;
It has low level of significance in terms of technical/research and rarity criteria.
The other two buildings do not have heritage significance.

O O0OO0O0

The key differences in opinions are the level of significance in terms of aesthetic, social and
representativeness.

The applicant considers that Duntrim House does not demonstrate aesthetic or technical
achievement within the Woollahra local government area and the substantial modifications
and alterations make it a poor example of its type.

Urbis and Council disagree. They consider the internal modifications are reversible and the
building is a representative example of Halligan’s work and the Arts and Craft style. They
are also of the view that the building is substantially intact, both internally and externally.
Council also pointed out that 4 out of 6 Halligan’s houses are already listed in the Woollahra
LEP.

As to the site’s social value, the applicant believes the site has only loose association with
the community while the Council and Urbis place much higher value on the association.
Both the applicant and Urbis direct attention to the listing in the Section 170 Register.

Section 170 Register

Section 170 of the Heritage Act 1977 requires All State Agencies to keep a “Heritage and
Conservation Register”.

The s170 Register is to include items that are:
o Listed on the State Heritage Register;
o Listed in LEP; and
o0 Items of potential local or State heritage significance.

The Act also requires annual reporting of State Agnecies management of their heritage
assets. The annual report is to include:
0 A demonstration that the principles and guidelines have been adopted as part of the
management strategy of heritage assets; and
0 A statement on the condition of the items listed on the agency’s heritage and
conservation register and the State heritage Register.

The Tanner Report pointed out that the listing recognises the significance of the site as
Sydney Dialysis Centre, for its association with health activities. However, it is of the view
that apart from the internal modifications that have been carried out for adaptation to a
Dialysis facility, the fabric itself does not translate characteristics of a prototypical health
facility. The associations with health uses are relatively contemporary and not represented
through the building fabric.

In order to ascertain the reasons for the s170 listing, the Panel Secretariat requested the
applicant to provide additional information in relation to the s170 listing including any heritage
significance assessment carried out prior to the listing; and the annual report on the
conditions of the building.
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A copy of the inventory for the s170 Register was received on 10 November 2010 (see
Attachment 4), but no annual report on building conditions was provided. The inventory did
not provide any information about the significance of the site or the reason why the item was
included in the Register. The recommended conservation strategy is “subject to further
investigation”.

The Panel Secretariat notes the site has been listed in the draft register since 1992 and it
appears this is the first time the site is assessed for its heritage significance. However, the
listing in the s170 Register is accepted as an acknowledgement that the site has social
significance for being a community health facility for over 50 years. The Panel Secretariat is
of the view that whether the building is a purposefully built health facility or not should not
diminish its significance. The adaptive reuse of a large residential building for institutional
use demonstrates the adaptability of the building for different uses.

On the evidence, the Panel Secretariat accepts that Duntrim House has heritage value to the
local community, particularly its historic association with prominent local families and
architect MB Halligan and use as a community health facility for over 56 years.

However, if the JRPP considers it will benefit from an independent expert review of the 3
heritage assessment reports before making a final decision on the heritage significance of
Duntrim House, the Panel Secretariat can arrange for such a review to be carried out and
report to the JRPP.

Options for Retention and Adaptive Re-use

The State Agency Heritage Guide requires consideration of retention and adaptive reuse of
the heritage item. Demolition should only be the last resort when no prudent feasible
alternative is available. Thus, if the JRPP accepts that Duntrim House is of heritage
significance, it has to consider whether retention and adaptive re-use is a feasible option
before deciding whether to grant approval to the application for demolition or not.

According to the Tanner report, options for retention and adaptive re-use have been
investigated, but the existing building is considered having limited opportunity for adaptive
reuse due to the complexity of the alterations required to achieve acceptable outcomes.
There is also a limited market for a large private residence on this site.

In response to Council’'s assessment report, the applicant by letter dated 3 November 2010
also pointed out that the building “exhibits settlement and cracking in its major features at its
northern end.” Further that, the building is in only fair condition after 50 years of use as a
public health facility. According to Mr Tanner, “the structural issues may require
reconstruction of the north east corner of the house, where large arches are adversely
affected by what appear to be settlement cracks.” Extensive alteration and conversion of
Duntrim House into apartments was considered but it was not considered a “logical fiscal
outcome”.

The Urbis report considers the house is a well constructed and sound building. The interior
is surprisingly intact, still has a large number of original elements and the enclosed
verandahs maintain their internal fabric and may be reopened. The House has the
opportunity to be conserved and adapted for residential, education or other accommodation
uses.

Council’'s Heritage Officer considers the building is in good condition and has not been
extensively altered with only small incremental additions catering to specific functional needs.
It appears to be maintained in a good manner. There is no evidence of neglect or damage.
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However, it advised that a full building inspection for termites, rot and structural defects has
not been undertaken.

The evidence suggests Duntrim House is in relatively good condition. In order to validate the
applicant’s claim that the house has structural problem that may require reconstruction, the
Panel Secretariat considers a structural report should be prepared to confirm the condition of
the building. A QS report should also be prepared to verify the cost of repair if substantial
damages are identified in the structural report. These two reports will inform the JRPP
whether adaptive reuse of the house is a reasonable option having regard to the cost of
repair.

There is also insufficient information to support the claim that “demolition of the house and
the other built elements are the only viable means for the effective reuse of the site”.
Additional information is required to demonstrate investigation for other uses or the economic
viability of conversion to multi-unit housing have been carried out.

Whether the trees should be removed

The application includes removal of 35 trees from the site and retention of 11 trees, of which
4 will be transplanted.

The applicant’s Landscape Architect considers the landscape of the site exhibits a layering
consisting of remnant examples of tree plantings typical of the establishment period of the

property as well as reflecting the institutional use of the house. It was pointed out that the

site has substantial weed infestations, particularly to the eastern boundary adjacent to the

Ascham School.

Following an analysis of the trees on site, it recommends 7 trees to be retained for their value
of either being heritage listed or providing amenity value to the property and its surroundings

and being representative of plantings typical of the turn of the centruy and appropriate to the

house setting. In addition, four significant trees were identified to be transplanted.

Council's Tree and Landscape Officer recommends refusal for the following reasons:
0 34 trees are to be removed without any design detail that illustrates the neccesity of
these removals; and
o0 No landscape details have been provided that show compensation for the loss of
exisitng landscape amenity.

Council’'s Heritage Officer recommends the grounds be investigated and recorded for original
or early plantings, weeds and intrusive species removed.

The Panel Secretariat notes the National Trust's submission advised that its Landscape
Advocacy Committee would examine a tree report prepared for Ascham School to determine
the significance of this garden and landscape within both the local and broader Australian
context and to assess the likely adverse impacts relating to the DA.

On 10 November 2010, the National Trust provided its Landscape Advocacy Committee
advice:

The Norfolk Island Pine is an integral component of the early cultural planting of
Darling Point, and as such forms part of the larger visual and historic character of this
inner city suburb.
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The Ficus macrophylla, Howea forsteriana and Magnolia grandiflora are also fairly
typical of the late 19" century or early 20" century plantings and were probably
planted in assoication within the site (c1900-1920) — “Glanworth”.

As mentioned earlier, the applicant recently advised that an extra 8 trees are proposed to be
retained either in-situ or transplanted.

Having regard to the earlier conclusion that Duntrim House has heritage value, the Panel
Secretariat is of the view that approval to remove the trees is pre-mature. It supports the
applicant’s proposal to retain an extra 8 trees on the site. However, it also agrees with the
recommendation the further investigation be carried out on the heritage value of the grounds.
Significant trees should be retained in-situ until a landscape plan is prepared and the
transplant locations are confirmed.

Conclusion

The Panel Secretariat has reviewed the following documents:

the Statement of Enviornmental Effects by Tanner Architects,

Statement of Heritage Impact by Tanner Architects,

Woollahra Council Development Assessment Report dated 27 September 2010;

Woollahra Council meeting minutes of 27 September 2010;

NSW Health letter to Panel Secretariat dated 3 November 2010 in response to issues

raised in Woollahra Council’'s assessment report

Tanner Architects’ letter to Urban Planning Outcomes dated 3 November 2010

o0 Taylor Brammer Landscape Architects Pty Ltd letter to Tanner Architects dated 3
November 2010

0 Submissions received by Woollahra Council in response to public notification of the
Development Application

o0 State Agency Heritage Guide issued by the Heritage Council, 2005

O O0OO0OO0Oo

o

Having regard to the Panel Secretariat’s review, findings and conclusion, the following
options are open to the JRPP’s consideration:

1. Agree that Duntrim House has heritage value and refuse the application. Section
89(1)(a) of the EP&A Act states that a consent authority must not refuse its consent
to a Crown Development application, except with the approval of the Minister. In the
circumstances, the JRPP should refer the application to the Minister for
determination.

2. Defer making a determination on the heritage value of Duntrim House and request
the Panel Secretariat to secure an independent expert review of the 3 heritage
assessment report;

o The independent review be made available to the Council, applicant and Urbis for
comment;

o if the independent review confirms the heritage value of Duntrim House, the
applicant is to submit a structural report detailing the structural conditions of the
house and a QS report detailing the cost of repair if structural repair is required.
Additional information on the economic viability of conversion Duntrim House to
multi-unit housing and details of investigation for other uses be provided.

0 A supplementary report be prepared by the Panel Secretariat for the JRPP’s
consideration.
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3. Accept that Duntrim House has little heritage value and consent be granted to the
application. Schedule 1 provides a set of non-prejudice conditions of consent
prepared by Woollahra Council with comments from the applicant in Attachment 5.

11. RECOMMENDATION

It is recommended that the JRPP:

(A) consider all relevant matters prescribed under the Environmental Planning and
Assessment Act 1979, as contained in the DA and its associated documents, Woollahra
Council's assessment report and resolution, the applicant response to Council's
resolution and the findings and recommendations of this report; and

(B) resolve that:

1) it accepts Duntrim House is of heritage significance for the following reasons:
e it has historic association with prominent local families and the architect MB

Halligan;

e it is an example of work of MB Halligan and the Federation Arts and Crafts
style;

¢ it has social significance for its use as a community health facility for over 50
years;

o four other Halligan houses are listed in the Woollahra LEP; and
e the community considers Duntrim House is a landmark building.

2) Request the applicant to provide a structural report prepared by a registered
Structural Engineer and a Quantity Surveyor report detailing the cost of repair if
structural repair is required.

3) Request the applicant to provide additional information on the economic viability of
conversion Duntrim House to multi-unit housing and details of investigation for other
uses.

4) a supplementary report be prepared by the Panel Secretariat for the JRPP’s
consideration.

Prepared by:

Paula Poon
Panel Secretariat
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12.

ATTACHMENTS

1. Site Photographs

2. Demolition Plan

3. Summary of Heritage Significance Assessment by the applicant, Woollahra
Council and Urbis representing the Ascham School

4. Section 170 Register Inventory

5. Assessment Officers Development Evaluation Report, dated 7 September
2010

6. Without prejudice draft conditions of consent prepared by Woollahra Council,

7. Applicants comments on draft conditions of consent
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Attachment 1

Photograph 1 Drive way to the site Photograph 2 Outlook from the site to the City
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Attachment 2 — Demolition Plan
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Source: Woollahra Council Assessment Report Annexure 1
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Attachment 3 - Summary of Heritage Significance Assessment

Criteria Applicant Council Ascham School
Tanner Architects Heritage Officer Urbis
A. Historical | Some historical Medium significance The site is important for its
Significance | association with e original site of history and association with
Glanworth Darling Point Glanworth prominent families in Woollahra.
Estate. e Duntrim was built by
Maurice B Halligan It provides a history of
Subsequent subdivision of | ¢ Has been a subdivision of the larger estates
the land and community health on Darling Point and retains an
intensification of the site facility for over 50 important dwelling erected for
and surround areas years. William Taylor Macpherson.
resulting in little evidence
of the original Estate.
B. Historical Duntrim is an example of | Medium significance The building is associated with
association the work of Maurice B e Duntrim is built on Glanworth, Robert Conery and
significance Halligan. Glanworth which was | the Macpherson family. It also
built for Robert has an association with the
The building has been so Coveny and was later | Sydney Hospital and is listed on
altered that it is not owned by Hon James | the Section 170 register of the
considered to be a good Watson. Both are Department of Health.
representation of listed in the Australian
Halligan’s work and there Dictionary of
are better examples in the Biography.
Woollahra area. e The building is one of
a group of substantial
and complex works by
Halligan. Four of his
buildings out of six are
currently listed in the
WLEP.
C. Aesthetic | Duntrim is not considered | High significance The listed Norfolk Island Pine is
Significance | to demonstrate aesthetic e Exhibiting substantial | a landmark planting and is the

or technical achievement
within the Woollahra local
government area.

scale, landmark
location, mature
historic garden
setting, representative
Arts and Crafts
features, and fine
intact interiors. The
1920’s additions and
more recent
alterations are
generally either
sympathetic or
reversible.

remnant of the original estate
gardens. It forms part of the
larger visual and historic
character of this inner city
suburb.

The house is a representative
example of Arts and Crafts
dwelling by Halligan.

Although it's been extended, it
retains the principal
characteristics of the style and
the interior contains origianl
elements in both principal and
lesser rooms and maintains the
principal spaces.

The alterations and additions do
not reduce the local significance
of the building and there is
sufficient information and fabric
exists to provide the basis for
restoration.
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D. Social Has loose association Medium significance The building is associated with
significance with the local community e Ithas beena Sydney Hospital and the Sydney
for its use as the Sydney community health Dialysis Centre. It is recognised
Dialysis Centre. facility, the Sydney by the local residnets as a
Hospital and the landmark building.
Duntrim is not a purposed Sydney Dialysis
built health facility. Aside Centre for 56 years.
from internal e Recognised by the
modifications, the fabric local community as a
bears no resemblance to historically significant
its use nor is it the result residence and
of, or derived by, its aesthetic landmark of
current use. the Darling Point
peninsula.
E. Technical | No evidence to suggestit | Low significance The site contains the
or research has the potential to yield e Contain the remnants | foundations of Glanworth.
significance any scientific or of Glanworth.
archaeological e A resource for
significance, understanding the
architectural detailing
However it may reveal of Maurice B Halligan.
information relating to the
1850s subdivisions and
the former Glanworth
building.
F. Rarity The building is not e Not arare example of | There are better dwellings by
considered to the Arts and Crafts Halligan that express the Arts
demonstrate qualities, style as this style is and Crafts movement and of a
which are rare, common throughout degree of sophistication that
uncommon or within the the municipality make them rare as individual
Woollahra local dwelling houses.
government area.
The Woollahra area
contains numerous
examples of early 20"
century buildings, many
are better examples than
Duntrim.
G. Duntrim demonstrates High significance The dwelling is a representative
Representati | typical characteristics of a | e The building is a example of the work of Halligan
veness Federation Arts and substantial and expresses the principal
Crafts style building. representative characteristics of the Arts and

It has been substantially
modified and is
considered to be a poor
example of its type.

It is not evident that the
building is part of a wider
group due to its location
with no streetscape
presence.

example of the Arts
and Crafts style, by
Maurice B Halligan
and remains
substantially intact,
internally and
externally.

Crafts style both internally and
externally.
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Attachment 4 Section 170 Register Inventory
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Attachment 6 Applicant’s comment on draft conditions of consent
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SCHEDULE 1

CONDITIONS OF APPROVAL
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