
For the best experience, open this PDF portfolio in
 
Acrobat X or Adobe Reader X, or later.
 

Get Adobe Reader Now! 

http://www.adobe.com/go/reader




 


NSW Government    
Department of Planning & Infrastructure 


Modification of Minister’s Approval 
 
Section 75W of the Environmental Planning & Assessment Act 1979 
 
 
As delegate of the Minister for Planning and Infrastructure under delegation effective from 1 October 2011, I 
approve the modification of the project application referred to in schedule 1, subject to the conditions in schedule 
2. 
 
 
 
 


 
MEMBER OF THE COMMISSION 


 
 


 
Sydney 18 June 2013 


 


SCHEDULE 1 
 
Concept Approval: MP07_0166 granted by the Minister for Planning on 31 March 


2010 
 
For the following: Wahroonga Estate Concept Plan, comprising: 


 An additional 28,000 sqm of floor space (providing a total of 
94,000 sqm) for upgrade and expansion of the Sydney 
Adventist Hospital 


 Up to a total of 500 private residential dwellings across the site 
 17,000 sqm for seniors living in the Mount Pleasant Precinct 
 16,000 sqm of commercial floor space in the Fox Valley Road 


East and Central Hospital Precincts 
 14,500 sqm of floor space for Student Accommodation / 


Hostels / Group Homes / Boarding Houses in the Central 
Precinct 


 9,000 sqm of floor space for a K-12 school in the Central 
Church Precinct 


 3,500 sqm for expansion of the Faculty of Nursing in the 
Central Hospital Precinct 


 3,200 sqm of floor space for church uses in the Central 
Hospital Precinct 


 2,000 sqm of retail floor space in the Central Hospital Precinct 
 The provision of 31.4 hectares of environmental conservation 


lands. 
 
Modification Number: MP07_0166 MOD 3 


 
Modification: The modification approval includes: 


 confirmation that the maximum gross floor area of Precinct C: 
Central Hospital is 115,000m2; and  


 modification to the maximum Gross Floor Area of the Hospital 
land use to 90,450m2;  and  


 modification to the maximum Gross Floor Area of the Faculty 
of Nursing land use to 7,050m2. 


 







 


NSW Government   
Department of Planning & Infrastructure 


SCHEDULE 2 
CONDITIONS 


 
 Delete Part 1 – Project of Schedule 1 and replace with the following: 
 
PART A – PROJECT  


Proponent: Australasian Conference Association Limited, or anyone else entitled to 
act on this Approval. 


Application made to: Minister for Planning 


Major Project Number: 07_0166 


On land comprising: Lot 621 DP 1128314, Lots 50 to 61 DP 1017514, Lots 1 to 13 DP 834969, 
Lot 4 DP 213978, Lots 1 and 2 DP 834960, Lot 1 DP 834961, Lots 7 and 
8 DP 834961, Lots 1 to 4 DP 834967, Lot 29 DP 1115041, Lot 3 DP 
338598, Lot B DP 341601, Lots C and D DP 366127, Lots 1 and 2 DP 
410875, Lots 1 to 4 DP 834963, Lots 3 to 6 DP 834964, Lots 7 and 8 DP 
834966, Lots 4 to 6 DP 834965, Lots 1 to 3 DP 834962, Lot 800 DP 
752031, Lots 50 to 52 DP 880017, Lots 1 and 2 DP 834968. 


Local Government Area: Ku-ring-gai Local Government Area and Hornsby Local Government Area 


Approval in summary for: Concept Plan for the proposed expansion of the Sydney Adventist 
Hospital by an additional 32,002m² of hospital floor space, the 
development of up to 500 low, medium and high density residential 
dwellings, student accommodation, seniors housing, 18,000m² of retail 
and commercial uses, 9,000m² for a K-12 school, 7,050m² for an 
upgraded faculty of nursing, 3,200m² for church uses, 31.4 hectares of 
conservation lands and associated infrastructure. 


Capital Investment 
Value: 


$573.31 million 


Type of development: Concept Plan approval under Part 3A of the Act. 


Determination made on:  


Determination: Concept Plan approval is granted subject to the terms and further 
assessment requirements in Schedule 2. 


Date of commencement 
of approval: 


This approval commences on the date of the Minister’s approval. 


Date approval will lapse: 5 years from the date of determination unless specified action has been 
taken in accordance with Section 75Y of the Act 


 
 Delete condition A1 and replace with the following: 


A1 Development Description 


The development will be undertaken in accordance with the following drawings and documents: 


(1)  Concept Plan approval is granted only to the carrying out of development solely within the Concept 
Plan area as described in the document titled Wahroonga Estate Redevelopment Incorporating 
Sydney Adventist Hospital Environmental Assessment and Concept Plan dated April 2009, as 
amended by the Wahroonga Estate Redevelopment Incorporating Sydney Adventist Hospital Final 
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Preferred Project Report and Concept Plan dated January 2010, and the appendices of the document 
titled Wahroonga Estate Redevelopment Incorporating Sydney Adventist Hospital Preferred Project 
Report and Concept Plan dated September 2009, prepared by Urbis including: 


(a) An additional 32,002m2 of floor space (providing a total of 90,450m2) for upgrade and expansion 
of the Sydney Adventist Hospital 


(b) Up to a total of 500 private residential dwellings across the site 


(c) 17,000m2 for seniors living in the Mount Pleasant Precinct 


(d) 16,000m² of commercial floor space in the Fox Valley Road East and Central Hospital Precincts 


(e) 14,500m2 of floor space for Student Accommodation / Hostels / Group Homes / Boarding 
Houses in the Central Hospital Precinct 


(f) 9,000m² of floor space for a K-12 school in the Central Church Precinct 


(g) 7,050m² for expansion of the Faculty of Nursing in the Central Hospital Precinct 


(h) 3,200m² of floor space for church uses of in the Central Church Precinct 


(i) 2,000m² of retail floor space in the Central Hospital Precinct 


(j) The provision of 31.4 hectares of environmental conservation lands. 
 
 Delete condition A2 and replace with the following 


A2 Development in Accordance with Plans and Documentation  


 (1) The development shall generally be in accordance with the following plans and documentation 
(including any appendices therein): 


(a) Wahroonga Estate Redevelopment Incorporating Sydney Adventist Hospital Environmental 
Assessment and Concept Plan dated April 2009, as amended by the Wahroonga Estate 
Redevelopment Incorporating Sydney Adventist Hospital Final Preferred Project Report and 
Concept Plan dated January 2010, and the appendices of the document titled Wahroonga 
Estate Redevelopment Incorporating Sydney Adventist Hospital Preferred Project Report and 
Concept Plan dated September 2009, prepared by Urbis. 


(b) Section 75W Modification Request ‘Claiming and Redistribution of Approved Wahroonga Estate 
Hospital Floorspace (07_0166)’ dated 23 November 2012 and Response to Submissions letter 
dated 22 February 2013, prepared by MacroPlanDimasi. 


 
Except as otherwise provided for in the Department’s administrative terms of approval and further 
assessment requirements as set out in this Schedule. 


(2) In the event of any inconsistencies between the administrative terms of approval and further 
assessment requirements of this concept approval and the plans and documentation described in 
this Schedule, the administrative terms of approval and further assessment requirements of this 
concept approval prevail. 


(3) Future development subject to Part 4 of the Act is to be generally consistent with the terms of the 
approval of the Concept Plan, under section 75P(2)(a) of the Act. 
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 Delete condition A3 and replace with the following 


A3 Gross Floor Area 


(1) The maximum gross floor area for each precinct is detailed in the following table: 


Precinct Maximum Gross Floor 
Area (m2) (excluding 
dwellings) 


Maximum Gross Floor Area (m2) 
by land uses 


Precinct A: Mount Pleasant 17,700m² 17,700 m² Seniors Housing 
Precinct B: Central Church 12,200m² 9000 m² Education 


3,200 m² Place of Public Worship 
Precinct C: Central Hospital 115,000m² 90,450 m²  Hospital & Facilities 


13,000 m² Student Accommodation  
1,500m² Hostels / Group Homes / 
Boarding Houses 
7,050 m² Faculty of Nursing 
2,000 m² Retail 
1,000 m² Commercial 


Precinct D: Fox Valley 15,000m² 15,000 m² Commercial 
Precinct E: Residential East N/A  


* Note the maximum 500 dwellings permitted in Condition A4 of this approval are not included in this table. 
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EXECUTIVE SUMMARY 
Australian Bushfire Protection Planners Pty Limited has been commissioned to prepare 
a Bushfire Protection Assessment for a Development Application to Ku-ring-gai Council 
for the construction of the proposed Commercial Building on Lot 621 in DP 1128314, No. 
172 Fox Valley Road, Wahroonga.  
 
The proposed building occupies the land on the north-eastern corner of the intersection 
of Fox Valley Road and The Comenarra Parkway and replaces the existing short term 
residential accommodation complex. 
 
The new building will provide approximately 6000sqm for use as office premises for 
professional activities.  
 
The building design is based on three simple rectilinear forms, four storeys in height, 
arranged around a central atrium space, which form in essence a triangular shape. 
Three levels of basement car parking are located under the building footprint.  
 
All three buildings have the same function and are of similar floor plate. 
 
Building 1 is the longest of the three and is located to the west of bushland which 
occupies the land within the eastern portion of the Wahroonga Estate. Buildings 2 and 3, 
front Fox Valley Road and the Comenarra Parkway respectively.  
 
Vehicular access to the carpark basement floors is from both The Comenarra Parkway 
and Fox Valley Road. 
 
The existing landuse to the north of the proposed building site consists of residential 
development. The existing Wahroonga Adventist Primary School is located to the west of 
Fox Valley Road and is proposed to be replaced with a mixed use development, which 
will be subject to a future, separate development application. 
 
Residential development extends to the southwest of The Comenarra Parkway/Fox 
Valley Road intersection and an existing Neighbourhood Centre occupies the land to the 
south of The Comenarra Parkway. 
 
The proposed development forms part of the Fox Valley Road East Precinct under the 
approved Concept Plan for the redevelopment of the Wahroonga Estate. 
 
The land upon which it is proposed to construct the Commercial Building is impacted by 
the buffer zone to the Category 1 Bushfire Prone Vegetation, identified on the Ku-ring-
gai Bushfire Prone Land Map, as occupying the eastern portion of the Wahroonga 
Estate. 
 
Therefore, the construction of the proposed building is required to comply with the 
provisions of Section 79BA of the Environmental Planning & Assessment Act 1979. 
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Section 79BA of the Environmental Planning and Assessment Act requires that the 
proposed development comply with the requirements of Planning for Bushfire Protection 
2006 with respect to the protection of persons, property and the environment from the 
danger that may arise from a bushfire.  
 
Planning for Bushfire Protection 2006 provides specific deemed-to-satisfy provisions on 
the bushfire protection measures necessary for rural & residential subdivisions, the 
construction of “Special Fire Protection Purpose Developments” and the construction of 
Class 1, 2 and 3 buildings in Bushfire Prone areas. The document does not specify 
specific deemed-to-satisfy protection measures for Class 5 to 8 and 10 buildings as 
defined by the Building Code of Australia.  
 
The document does provide the following advice for these classes of buildings: 
 
“The Building Code of Australia does not provide for any bushfire specific performance 
requirements and as such AS 3959 -1999 does not apply as a set of “deemed-to-satisfy” 
provisions. The general fire safety construction provisions [of the BCA] are taken as 
acceptable solutions, but the aim and objectives of Planning for Bushfire Protection 2006 
apply in relation to other matters such as access, water and services, emergency 
planning and landscaping/vegetation management”. 
 
“Where the aim and objectives of PfPFP [Section 1.1] are not met, then the construction 
requirements for bushfire protection will need to be considered on a case-by-case basis”. 
 
“In many cases, these types of developments will require on-site parking and loading 
areas. In such cases, it is prudent to place these facilities in the most appropriate 
location in order to establish defendable space for firefighting purpose”.  
  
The objectives of Planning for Bushfire Protection 2006 are: 
 


(i) Afford occupants of any building adequate protection from exposure to a   
bushfire; 


(ii) Provide for a defendable space to be located around buildings; 
(iii) Provide appropriate separation between a hazard and buildings which, in 


combination with other measures, prevent direct flame contact and material 
ignition; 


(iv) Ensure that safe operational access and egress for emergency service 
personnel  and residents is available; 


(v) Provide for ongoing management and maintenance of bushfire protection  
measures, including fuel loads in the asset protection zones; and 


(vi) Ensure that utility services are adequate to meet the needs of firefighters 
and others assisting in bushfire fighting. 
 


Ku-ring-gai Council will, upon receipt of an application for the proposed works, refer the 
application to the Rural Fire Service for consideration under Section 79BA of the 
Environmental Planning and Assessment Act.  
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The Rural Fire Service will consider matters necessary to provide protection from the 
potential impacts that may arise from a bushfire occurrence within the bushfire prone 
vegetation nominated on the Bushfire Prone Land Map. 
 
Matters considered necessary by the Rural Fire Service will include the provision of a 
“defendable space” [Asset Protection Zone] to widths necessary to provide a safe 
working environment for firefighters and the protection of the building; fuel management 
of the vegetation within the defendable space; access provisions for emergency 
services; construction standards to the building; water supplies for firefighting operations 
and evacuation provisions.  
 
This report undertakes an assessment of the bushfire protection measures required to 
address the objectives of Planning for Bushfire Protection 2006, and examines the 
standards regarding setbacks [defendable space], provision of water supply, fuel 
management protocols, construction standards to the building and other matters 
considered necessary to mitigate any potential bushfire threat to persons, property and 
the environment from the danger that may arise from a bushfire within the vegetation.  
 
The characteristics of the proposed development including provision of a defendable 
space and construction standards which address the likely levels of radiant heat on the 
building provide that the site is suitable in terms of its intended use.  
 
I also certify that the Development Proposal complies with the aim and objectives of 
Planning for Bushfire Protection 2006. 
 


 
Graham Swain 
Managing Director,  
Australian Bushfire Protection Planners Pty Limited. 
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SECTION 1 
INTRODUCTION 


 
1.1   Aim of this Assessment. 
The aim of this Bushfire Protection Assessment is to undertake a review of the 
proposed development to determine compliance with the intent of Planning for 
Bushfire Protection 2006 and in particular: 
 
• Determine the formation of the vegetation on and adjoining the development 


footprint in accordance with the vegetation classification system contained in 
Planning for Bushfire Protection 2006; 


 
• Undertake an assessment to determine the effective slope of the land which 


will cause the most insignificant fire behaviour on the facility; 
 
• Determine the Fire Danger Index [FDI] for the site; 
 
• Undertake an assessment to determine the adequacy of the bushfire 


protection measures, including the following matters: 
 


(i) The provision of setbacks [defendable spaces] from vegetated areas; 
(ii) Fire fighting water supplies; 
(iii) Access requirements for emergency service vehicles; 
(iv) Construction standards; 
(v) Land management responsibilities; and 
(vi) Evacuation management. 


 
1.2   Development Proposal. 
A Development Application is to be lodged with Ku-ring-gai Council for the 
construction of a proposed Commercial Building on Lot 621 in DP 1128314,     
No. 172 Fox Valley Road, Wahroonga – refer to Figure 1 on Page 8 showing Site 
Plan of the proposed building.  
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Figure 1 – Site & Ground Floor Plan of the proposed Commercial Building. 
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1.3  Statutory Requirements. 
This report has been prepared having regard to the following legislative and 
planning requirements: 
 
1.3.1  Legislation. 
(a) Environmental Planning and Assessment Act (EPA Act) 
Planning and development within NSW is regulated by the Environmental Planning 
& Assessment Act, 1979 (EPA Act). This Act was amended in August 2002 by the 
Rural Fires & Environmental Assessment Legislation Amendment Act, 2002. In 
relation to bushfire planning for new residential, rural residential and special fire 
protection developments in bushfire prone areas in NSW, the following sections of 
the Act apply: 
 
(i) Section 79BA states: 
 
“Development consent cannot be granted for any purpose (other than a subdivision 
of land that could lawfully be used for residential or rural residential purposes or 
development for a special fire protection purpose) on bushfire prone land unless the 
consent authority: 
 


 Is satisfied that the development conforms to the specifications and 
requirements of  Planning for Bushfire Protection 2006 or: 


 
 Has been provided with a certificate by a person who is recognised by the NSW 


Rural Fire Service as a qualified consultant in bushfire risk assessment stating 
that the development conforms to the relevant specifications and requirements”. 


 
(ii) Section 79C(1) states: 
 
“In determining a development application, a consent authority is to take into 
consideration such of the following matters as are of relevance to the development 
the subject of the development application: 
 


 The likely impacts of the development (e.g. natural hazards such as bushfire 
threat); 


 
 The suitability of a site for development (e.g. bushfires) 
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(b) Rural Fires Act 1997  
The objectives of the Rural Fires Act are to provide: 
 
• The prevention, mitigation and suppression of fires; 


 
• Coordination of bushfire fighting and prevention; 
 
• Protection of people and property from fires; and 
 
• Protection of the environment. 
 
In relation to the management of bushfire fuels on public and private lands within 
NSW, Sections 63(1) and 63(2) require public authorities and owners / occupiers 
of land to take all practicable steps to prevent the occurrence of bushfires on, and 
to minimize the danger of, the spread of bushfires. 
 
1.3.2 Planning Policies. 
Planning for Bushfire Protection – 2006 (Rural Fire Service). 
This document provides recommendations on the provision of defendable space 
requirements to Class 5 – 8 and 10 buildings and access/water supply provisions 
for developments in bushfire prone areas. Provision for the assessment of 
construction standards to buildings and management / maintenance of the 
defendable space to buildings is also provided in the document.   
 
1.4   Documentation reviewed in this Assessment. 
The following documents were reviewed in the preparation of this report: 
 
• Architectural Plans and Elevations of the proposed Commercial Building 


prepared by Morris Bray Martin Ollman Architects; 
 
• Aerial Photograph of the development site and adjoining land; 
 
• Planning for Bushfire Protection 2006 prepared by the NSW Rural Fire 


Service; 
 
• Australian Standard AS3959 – 2009 - “Construction of Buildings in Bushfire 


Prone Areas”; 
 
• Rural Fires Act 1997;  


 
• Approved Concept Plan – Wahroonga Estate; and 
 
• Ku-ring-gai Council Certified Bushfire Prone Land Map. 
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1.5  Site Inspection. 
Graham Swain of Australian Bushfire Protection Planners Pty Limited inspected 
the site on the 9th February 2013 to assess the topography, slopes and 
vegetation classification within and adjoining the development site. 
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SECTION 2 
DESCRIPTION OF DEVELOPMENT SITE 


 
2.1 Location & Description.  
The land on which it is proposed to erect the Commercial Building consists of     
Lot 621 in DP 1128314, No. 172 Fox Valley Road, Wahroonga. 
 
Figure 2 – Location of the proposed Commercial Building site. 
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Figure 3 – Cadastre Plan. 
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Figure 4 – Aerial Photograph showing location of Development Site. 
 


 
 
2.2 Adjoining Land Use. 
The landuse to the north of the development site contains existing residential 
development within the Wahroonga Estate. The land to the west contains the 
existing Wahroonga Adventist Primary School which is planned to be replaced 
with a new mixed use development. The land to the south of The Comenarra 
Parkway contains an existing Neighbourhood Centre and existing residential 
development.  
 
[Refer to Figure 4 – Aerial Photograph above]. 
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2.3 Topography. 
Appendix 2 of Planning for Bushfire Protection 2006 states that slopes should be 
assessed, over a distance of at least 100m from a development site and that the 
gradient of the land should be determined which will most significantly influence 
the fire behaviour to the site. 
 
The development site and surrounding development is located on the apex of a 
broad ridgeline which rises gently across the Hospital site to the north and falls to 
the east, west and south. 
 
The landform within 100 metres to the east of the development site falls to the 
northeast into the head of a gully line which extends to the east. The land within 
this gully line falls to the northeast at 14 degrees whilst the land to the east, along 
The Comenarra Parkway falls to the east at less than 5 degrees. 
 
The land to the north of the development site runs with the contours of the land 
towards the north/northeast. 
 
Figure 5 – Contour Plan showing ‘effective slope of the land to the 
northeast of the proposed building. 
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2.4  Vegetation. 
Appendix A2.3 of Planning for Bushfire Protection 2006 provides a methodology 
for determining the predominant bushfire prone vegetation for at least 140 metres 
in all directions from the future development on the site. Vegetation is classified 
using Table A2.1 of Planning for Bushfire Protection 2006, which classifies 
vegetation types into the following groups: 
 
(a)  Forests [wet & dry sclerophyll forests]; 
(b)  Woodlands; 
(c)  Plantations – being pine plantations not native plantations; 
(d) Forested Wetlands; 
(e) Tall Heaths; 
(f) Freshwater Heaths; 
(g) Short Heaths; 
(h) Alpine Complex; 
(i) Semi – arid Woodlands; 
(j) Arid Woodlands; and 
(k)  Rainforests. 
 
2.4.1 Vegetation within the Development Site. 
The development site contains landscaped gardens. 
 
2.4.2 Vegetation within 140 metres of the Development Site. 
The vegetation on the land to the northeast and east of the development site, 
within the Wahroonga Estate, consists of a narrow band of Sydney Sandstone 
Ironbark Forest [STIF], extending into Sydney Sandstone Gully Forest within the 
gully line. This vegetation has been recorded on the Ku-ring-gai Bushfire Prone 
Land Map as Category 1 Bushfire Prone Vegetation. 
 
A small pocket of unmanaged vegetation occupies the vacant land to the 
southeast of the development site, beyond The Comenarra Parkway. 
 
The 100 metre wide Buffer Zone to the unmanaged Category 1 Bushfire Prone 
Vegetation located to the southwest and west of the development site does not 
impact on the site of the proposed development. 
 
[Refer to Figure 4 – Aerial Photograph above]. 
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2.5  Significant Environmental Features within the Development Site. 
The land within the development site does not contain significant environmental 
features such as SEPP 14 Wetlands, SEPP 44 Koala Habitat, SEPP 26 Littoral 
Rainforests; land slip areas or National Parks Estate; areas of geological interest; 
steep lands [>18 degrees] or riparian corridors. 
 
2.6  Known Threatened Species, population or ecological community 


within the Development Site. 
There are no known threatened species, population or ecological community 
within the development site.  
 
2.7  Details and location of Aboriginal relics or Aboriginal place. 
There are no sites of Aboriginal heritage significance within the proposed 
development site. 
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SECTION 3 
PRECINCT LEVEL ASSESSMENT 


 
3.1  Introduction. 
Figure 6 below is an extract from the Ku-ring-gai Bushfire Prone Land Map 
showing the extent of the Category 1 Bushfire Prone Vegetation and Buffer Zone 
on land which adjoins the building site. 
 
Figure 6 – Extract of the Ku-ring-gai Bushfire Prone Land Map showing the 
location of the proposed Commercial Building and the location of the 
bushfire prone vegetation and buffer zone. 
 


 
Legend: Orange – Category 1 Bushfire Prone Vegetation; Yellow – Category 2 Bushfire 
Prone Vegetation; Red – 30 & 100m wide Buffer Zone to the Category 1 & 2 Bushfire Prone 
Vegetation  
 
The inspection of the development site confirmed that the site is located within 
the buffer zone to Category 1 Bushfire Prone Vegetation, located to the east. 
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SECTION 4 
BUSH FIRE PROTECTION ASSESSMENT 


 
4.1 Introduction. 
The development proposal is for the construction of a new Commercial Building    
within Lot 621 in DP 1128314, No. 172 Fox Valley Road, Wahroonga. The 
proposed building is classified by the Building Code of Australia [BCA] as a Class 
5 building. 
 
Chapter 4, Section 4.3.6(f) of Planning for Bushfire Protection 2006 discusses the 
bushfire protection to buildings of Class 5 to 8 and 10b of the Building Code of 
Australia and states: 
 
“The BCA does not provide for any bushfire specific performance requirements 
and as such A.S.3959 – 1999 does not apply as a set of ‘deemed to satisfy 
provisions’.  
 
The general fire safety construction provisions for this class of building are taken 
as acceptable solutions, but the aim and objective of Planning for Bushfire 
Protection 2006 apply in relation to access and water supply for fire-fighting 
operations, emergency planning [evacuation] and landscaping / vegetation 
management. 
 
In circumstances where the aim and objectives of Planning for Bushfire 
Protection 2006 are not met, then the construction requirements for bushfire 
protection will need to be considered on a case-by-case basis”. 
 
Chapter 1, Section 1.1 of Planning for Bushfire Protection 2006 states that for the 
construction of Class 5 – 8 buildings [Retail/Office Building] on bushfire prone 
land, or land impacted by bushfire prone vegetation, the aim and objectives of the 
document apply. 
 
The stated aim of the document is to use the NSW development assessment 
system to provide for protection of human life [including fire-fighters] and to 
minimize impacts on property from the threat of bushfire, while having due regard 
to development potential, on-site amenity and protection of the environment. 
 
The objectives of the document are: 
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(1) Afford occupants of any building adequate protection from exposure to the 
impacts of a bushfire; 


 
(2) Provide for a defendable space to be located around buildings; 
 
(3) Provide appropriate separation between a hazard and buildings which, in 


combination with other measures, prevent direct flame contact and 
material ignition; 


 
(4) Ensure that safe operational access/egress for emergency service 


personnel and occupants relocating is provided and/or available; 
 
(5) Provide for ongoing management and maintenance of bushfire protection 


measures, including fuel loads within the Asset Protection Zone/s; 
 
(6) Ensure that utility services are adequate to meet the needs of fire-fighters 


[and others assisting in bushfire fighting operations]. 
 
 
The following section of this report examines the proposed development’s 
compliance with the objectives of Planning for Bushfire Protection 2006. 
 
4.2  Bushfire Protection Assessment for the proposed Commercial 


Building: 
 
The performance criteria for the proposed development are: 
 
Objective (i): 
Afford occupants of any building adequate protection from exposure to the 
impacts of a bushfire: 
 
The bushfire hazard to the proposed building is from the vegetation located to the 
northeast and east of the development site. This vegetation consists of Low 
Open Forest on land which falls to the northeast at 14 degrees into a gully line 
that runs to the east across the eastern portion of the Wahroonga Estate. 
 
Whilst this vegetation has an area of more than one hectare and is therefore 
deemed-to-be bushfire prone, it does not connect to additional bushfire prone 
vegetation as the adjacent land to the east contains residential development. 
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In addition to the benefit gained through the lack of connectivity to larger areas of 
bushfire prone vegetation, the only fire path which could present a spread of fire 
towards the proposed building is from the northeast – under ‘milder’ moisture 
laden on-shore sea breezes. This weather condition increases the humidity in the 
atmosphere and reduces the rate of spread and fire behaviour of the fire, 
decreasing the bushfire risk to the building. 
 
Similarly, the small unmanaged pocket of vegetation on the land to the southeast 
of the development site, within the former B2 – B3 freeway extension to the south 
of The Comenarra Parkway, presents a low risk to the proposed Commercial 
Building and is identified on the Ku-ring-gai Bushfire Prone Land Map as 
Category 2 vegetation. 
 
These mitigating effects, aided by the siting and construction methods of the 
building, afford occupants of the building adequate protection from exposure to 
the impacts of a bushfire. 
 
Objective (ii): 
Provide for a defendable space located around the proposed building: 
 
The siting of the proposed building provides for a minimum defendable space 
width of 10.00 metres, measured from the north-eastern wall of Building 1 and 
the eastern wall of Building 3, to the closest point of the retained forest 
vegetation. 
 
In addition to the defendable space, perimeter access is provided for fire-fighting 
operations. 
 
Objective (iii): 
Provide appropriate separation between a hazard and buildings which, in 
combination with other measures, prevent direct flame contact and material 
ignition: 
 
The approved Wahroonga Estate Concept Plan recommended the provision of a 
defendable space width of 10.00 metres to the future Commercial Building 
located in the precinct to the northeast of the Fox Valley Road/The Comenarra 
Parkway intersection. 
 
This width does not ensure that the building will not be impacted by direct flame 
contact. However, the construction of Building 1 and Building 3 ensures that this 
non-compliance is addressed through the use of materials which will not be 
subject to material ignition. 
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The curtain wall to the north-eastern elevation of Building 1; the eastern wall of 
Building 3, including the glazing between this building and Building 1 and the 
north-western wall of Building 1 are constructed to withstand direct flame contact 
[i.e. fire rated]. 
 
The shielding provided by Building 1 and Building 3 ensures that Building 2 is not 
exposed to direct flame contact. The Plant area on top of Building 1 and over the 
Atrium will be constructed to minimise damage to equipment by flame contact 
and the glass roof of the Atrium will utilise fire rated wired glass [or similar]. 
 
All remaining elevations are shielded from direct exposure to radiant heat/flame 
contact and will only be exposed to potential ember attack. Therefore these 
elevations have been designed to comply with BAL 12.5 construction standards 
pursuant to A.S. 3959 – 2009 – ‘Construction of Buildings in Bushfire Prone 
Areas’.   
 
Objective (iv): 
Ensure that safe operational access/egress for emergency service   
personnel and occupants relocating is provided and/or available:  
 


 Public Roads: 
The development site has frontage to Fox Valley Road and The Comenarra 
Parkway which are both arterial roads that provide access for heavy rigid and 
articulated vehicles and therefore safe access for fire-fighting appliances.  
 


 Fire Trail Access. 
There are no fire trails provided or required within the development proposal as a 
private perimeter road has been provided between the proposed building and the 
bushfire prone vegetation. 
 


 Emergency Response Access / Egress. 
The existing access/egress to the current building on the site is provided off The 
Comenarra Parkway. 
 
The Commercial Building proposal also provides access/egress via The 
Comenarra Parkway however the private internal road also provides 
access/egress via Fox Valley Road, therefore creating a two-way traffic flow for 
fire appliances. The private access road has been designed to address access 
for heavy rigid fire appliances and provides safe operational access/egress for 
emergency service personnel, the public and staff and satisfies item (iv) of the 
Objectives and the deemed-to-satisfy access provisions of Planning for Bushfire 
Protection 2006 – Refer to Figure 7 below. 
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Figure 7 – Ground Floor Plan showing proposed vehicle access/egress arrangements. 
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Objective (v): 
Provide for ongoing management and maintenance of bushfire protection 
measures, including fuel loads within the Asset Protection Zones / 
Defendable Space: 
 
The whole of the development site, to the extent indentified by the Concept Plan 
and land zoning, is to be landscaped to provide a managed defendable space 
maintained as an Inner Protection Area [IPA], as defined by Appendix 5 of 
Planning for Bushfire Protection 2006 and the NSW Rural Fire Service’s 
‘Specifications for Asset Protection Zones’. 
 
The management of the landscaped gardens [defendable space] shall be 
maintained under the terms of a positive covenant, pursuant to Section 88B of 
the Conveyancing Act of 1909. 
 
Objective (vi): 
Ensure that utility services are adequate to meet the needs of fire-fighters 
[and others] assisting in bushfire fighting operations]: 
 
A reticulated water supply, with hydrants, is located within the verge to Fox Valley 
Road and The Comenarra Parkway. 
 
The proposed building will contain complying fire hydrants/hose reels with a 
Booster Valve Assembly located at the entry point off Fox Valley Road. A vehicle 
lay-by has been provided adjacent to the Booster Valve assembly so as to 
provide un-obstructed access during fire-fighting operations. 
 
4.3  Emergency Management for Fire Protection / Evacuation: 
The evacuation of the premises due to the threat of a bushfire occurrence in the 
unmanaged vegetation to the northeast and east should not be required as the 
fire protection measures included in the proposed development, including a 
defendable space and construction of the building to withstand direct flame 
contact, will mitigate the potential bushfire impact on the building. 
 
However, should evacuation be considered necessary, the safety of the 
occupants can be achieved with relocation of the public/staff to the Hospital 
precinct located to the west of Fox Valley Road. 
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SECTION 5 
BUSHFIRE MANAGEMENT STRATEGIES 


 
Strategies to address the aim and objectives of Planning for Bushfire Protection 
2006 are as follows: 
   
Strategy 1 – Defendable Space: 
There shall be maintained a minimum 10.0 metre wide Defendable Space 
between the north-eastern elevation of Building 1 and the eastern wall of Building 
3 and the unmanaged vegetation located within the Environmental Protection 
zoned land. 
 
Strategy 1 – Landscape Management: 
The design and maintenance of the landscaped gardens to the building, including 
the vegetation within the Defendable Space, shall comply with the prescriptions 
of an Inner Protection Area [IPA] pursuant to the specifications of Appendix 5 of 
Planning for Bushfire Protection 2006 and the NSW Rural Fire Services 
document ‘Specifications for Asset Protection Zones’. 
 
The management of the landscaped gardens [defendable space] shall be 
maintained under the terms of a positive covenant, pursuant to Section 88B of 
the Conveyancing Act of 1909. 
 
Strategy 2 – Water Supplies for Firefighting Operations: 
The existing Sydney Water reticulated service shall be extended to the 
development with hydrants, fire hose reels and Booster Valve Assembly installed 
in accordance with A.S. 2419.1 – 2005. A vehicle parking layout shall be 
provided adjacent to the Booster Valve assembly.  
 
Strategy 3 – Access for Fire-fighting Operations: 
The private access road shall be designed and constructed to allow access by a 
heavy rigid fire appliance with a GVM of 15 tonnes. The minimum width of the 
access road shall be 6.5 metres, face of kerb to face of kerb with ‘No Parking’ to 
both sides of the carriageway. 
 
Inner corners shall have a minimum radius of 6.0 metres and a minimum outer 
radius of 12.0 metres. 
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Strategy 4 – Bushfire Construction Standards: 
The curtain wall to the north-eastern elevation of Building 1; the eastern wall of 
Building 3 [including the glazing between this building and Building 1] and the 
north-western wall of Building 1 shall be constructed to withstand direct flame 
contact [i.e. fire rated]. 
 
The Plant area on top of Building 1 and over the Atrium shall be constructed to 
minimise damage to equipment by flame contact and the glass roof of the Atrium 
shall be glazed with fire rated wired glass [or similar]. 
 
All remaining elevations shall be designed and constructed to comply with       
BAL 12.5 construction standards pursuant to A.S. 3959 – 2009 – ‘Construction of 
Buildings in Bushfire Prone Areas’.   
 
Strategy 5 – Evacuation Plan: 
There shall be prepared an Evacuation Plan which incorporates protocols for 
defined emergencies, including bushfire occurrences. 
 
The Evacuation Plan shall be prepared in accordance with Australian Standard 
A.S. 3745-2002 “Emergency Control Organisation and Procedures for dwellings, 
structures and workplaces” and the Rural Fire Service’s “Bushfire Evacuation 
Plan Guideline” and will remain in draft format until completed by the 
management committee. 
 
A copy of the completed document shall be provided to Ku-ring-gai Council, Fire 
& Rescue NSW, the NSW Rural Fire Service and the Local Emergency 
Management Officer prior to the occupation of the building. 
 
 
 


 
    


 
 
 
 
 
 
 
 
 
 







_______________________________________________________________________ 
© Australian Bushfire Protection Planners Pty Limited 


Tel. 612 43622112 / 612 43621184   
Email. abpp@bigpond.net.au  


 
 


27


SECTION 6 
CONCLUSION 


 
This amended report has been prepared, on behalf of the Sydney Adventist 
Church, to accompany a Development Application to Ku-ring-gai Council seeking 
consent for the construction of a proposed Commercial Building on Lot 621 in   
DP 1128314, No. 172 Fox Valley Road, Wahroonga.  
 
The development site [Lot 621 in DP 1128314], is recorded on the Ku-ring-gai 
Bushfire Prone Land Map to contain the buffer zone to Category 1 Bushfire 
Prone Vegetation, triggering the requirements under Section 79BA of the 
Environmental Planning & Assessment Act 1979 which requires a consent 
authority to determine if the proposed development complies with the provisions 
of Planning for Bushfire Protection 2006. 
 
The proposed development, being the construction of a Class 5 building, as 
defined by the Building Code of Australia [BCA], has no specific bushfire 
protection requirements pursuant to the deemed-to-satisfy provisions of Planning 
for Bushfire Protection 2006, other than the need to address the objectives of the 
planning document. 
 
This report has examined the proposed development’s compliance with the 
objectives of Planning for Bushfire Protection 2006 in relation to the provision of 
bushfire protection measures to a Class 5 building located in a bushfire prone 
area and has found that the objectives, in general, can be met. 
 
Table 1 below provides a summary of compliance with the specific objectives 
provided by Planning for Bushfire Protection 2006.  
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Table 1.  Compliance with the specific objectives of Planning for 
Bushfire Protection 2006. 


 
Objective Compliance with deemed-to-satisfy provisions 


of Planning for Bushfire Protection 2006. 
(i) Afford occupants of any building 


adequate protection from 
exposure to a bushfire. 


The separation between the building and the bushfire 
prone vegetation combined with appropriate building 
protection measures provides adequate protection from 
exposure to bushfire. 


(ii) Provide for a defendable space to 
be located around the building  


The managed curtilage to the proposed building 
provides an adequate defendable space between the 
building and the bushfire hazard.  


(iii) Provide appropriate separation 
between a hazard and buildings, 
which, in combination with other 
measures, prevent direct flame 
contact and material ignition. 


The width of the defendable space provided between 
the building and the bushfire prone vegetation does not 
comply with the recommendations of the RFS. 
However, the building location complies with the 
Concept Plan layout, and in combination with other 
protection measures [construction standards] prevents 
material ignition.       


(iv) Ensure that safe operational  
access and egress for emergency 
service personnel and residents 
is available. 


Safe, alternate egress from the proposed building is 
provided in the form of a private perimeter access road 
designed to comply with the public road provisions of 
Section 4.3 of Planning for Bushfire Protection 2006.  


(v) Provide for ongoing management 
and maintenance of bushfire 
protection measures, including 
fuel loads in Asset Protection 
Zones.  


The management of the curtilage to the proposed 
building will remain in place under the terms of a 
positive covenant, pursuant to Section 88B of the 
Conveyancing Act of 1909. 
  


(vi) Ensure that utility services are 
adequate to meet the needs of 
fire-fighters and others assisting 
in bushfire fighting.  


Power, telephone and gas supplies are located 
underground. Fire Service water supply installed to 
comply with A.S. 2415.9 – 2005. 
 


 
 


 
 
Graham Swain, 
Managing Director, 
Australian Bushfire Protection Planners Pty Ltd 
 
 
 
 
 
 
 
 







_______________________________________________________________________ 
© Australian Bushfire Protection Planners Pty Limited 


Tel. 612 43622112 / 612 43621184   
Email. abpp@bigpond.net.au  


 
 


29


SECTION 7 – PLAN OF DEFENDABLE SPACES 
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SCHEDULE 2 
MODIFICATIONS 


 
 Delete Part B – Definitions of Schedule 1 and replace with the following: 


PART B - DEFINITIONS 


Act, the  NSW Environmental Planning and Assessment Act, 1979 (as amended) 


Building Height building height (or height of building) means the vertical distance between ground 
level (existing) and the highest point of the building, including plant and lift overruns, 
but excluding communication devices, antennae, satellite dishes, masts, flagpoles, 
chimneys, flues and the like. 


Concept Plan Plan approved by this instrument, as defined by the Environmental Assessment and 
Preferred Project Report 


Council Ku-ring-gai Municipal Council and Hornsby Shire Council 


DEWHA Commonwealth Department of the Environment, Water, Heritage and the Arts 


Director-General, the Director-General of  Planning and Infrastructure (formerly the NSW Department of 
Planning and Infrastructure) 


Environmental 
Assessment (EA) 


The Wahroonga Estate Redevelopment Incorporating Sydney Adventist Hospital 
Environmental Assessment and Concept Plan prepared by Urbis and dated April 2009 


GFA Gross floor area 


Wahroonga Estate site has the same meaning as the land identified in Part A of this schedule 


Minister, the  Minister for Planning and Infrastructure 


Preferred Project Report 
(PPR) 


Wahroonga Estate Redevelopment Incorporating Sydney Adventist Hospital Final Preferred 
Project Report and Concept Plan, prepared by Urbis on behalf of Johnson Property Group 
and dated January 2010 


Proponent Australian Conference Association Limited, or anyone else entitled to act on this 
Approval 


Regulation NSW Environmental Planning and Assessment Regulations 2000 (as amended) 


RMS Roads and Maritime Services 


Statement of Commitments Revised Statement of Commitments submitted as part of the Preferred Project Report. 


  


 Delete term of approval A2 and replace with the following: 


A2 Development in Accordance with Plans and Documentation  


 (1) The development shall generally be in accordance with the following plans and documentation (including 
any appendices therein): 


(a) Wahroonga Estate Redevelopment Incorporating Sydney Adventist Hospital Environmental 
Assessment and Concept Plan dated April 2009, as amended by the Wahroonga Estate 
Redevelopment Incorporating Sydney Adventist Hospital Final Preferred Project Report and Concept 
Plan dated January 2010, and the appendices of the document titled Wahroonga Estate 
Redevelopment Incorporating Sydney Adventist Hospital Preferred Project Report and Concept Plan 
dated September 2009, prepared by Urbis. 
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(b) Section 75W Modification Request ‘Claiming and Redistribution of Approved Wahroonga Estate 
Hospital Floorspace (07_0166)’ dated 23 November 2012 and Response to Submissions letter dated 
22 February 2013, prepared by MacroPlanDimasi. 


 
(c) Section 75W Modification Request ‘(MP07_0166 MOD 4) Modification of Wahroonga Estate Concept 


Plan to better articulate residential and commercial development components’ dated 18 September 
2013 and Response to Submissions letter dated 19 November 2013, prepared by MacroPlanDimasi. 


 
Except as otherwise provided for in the Department’s administrative terms of approval and further 
assessment requirements as set out in this Schedule. 


(2) In the event of any inconsistencies between the administrative terms of approval and further assessment 
requirements of this concept approval and the plans and documentation described in this Schedule, the 
administrative terms of approval and further assessment requirements of this concept approval prevail. 


(3) Future development subject to Part 4 of the Act is to be generally consistent with the terms of the approval 
of the Concept Plan, under section 75P(2)(a) of the Act. 


 Insert a new term of approval A8 after A7 as follows: 


A8 Building Height  


(1) Buildings shall generally comply with the Wahroonga Estate Height of Buildings Map, except as follows: 
(a) Precinct C: Central Hospital residential building C shall be restricted to a maximum building RL of 


+180.0 m with plant and lift overrun protrusions up to a maximum RL of +182.0 m; 
(b) Precinct C: Central Hospital residential building D shall be restricted to a maximum building RL of 


+170.4 m with plant and lift overrun protrusions up to a maximum RL of +172.2 m; 
(c) Precinct C: Central Hospital student accommodation building A shall be restricted to a maximum 


building RL of +180.1 m with plant and lift overrun protrusions up to a maximum RL of +182.0 m; 
(d) Precinct C: Central Hospital student accommodation building B shall be restricted to a maximum 


building RL of +170.1 m with plant and lift overrun protrusions up to a maximum RL of +172.2 m; 
(e) Mixed use development in Precinct C: Central Hospital at the intersection of The Comenarra Parkway 


and Fox Valley Road shall be restricted to a maximum RL of +172.9 m; and  
(f) Commercial development in Precinct D: Fox Valley Road East sited at the intersection of The 


Comenarra Parkway and Fox Valley Road shall be restricted to a maximum building RL of +171.7 m, 
with plant and lift overrun protrusions up to a maximum RL of +173.5 m. 


(2) Notwithstanding A8(1) above, development consent may be granted for development that exceeds the 
maximum building height stipulated in A8(1) if the consent authority has considered and is satisfied with a 
written request from the applicant that seeks to justify the contravention of the maximum building height by 
demonstrating: 
(a) that compliance with the maximum building height is unreasonable or unnecessary in the 


circumstances of the case;  
(b) that there are sufficient environmental planning grounds to justify exceeding the maximum building 


height; and 
(c) the proposed development will be in the public interest because it is consistent with the objectives of 


the particular standard and the objectives for development within the zone in which the development 
is proposed to be carried out. 
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 Insert a new term of approval A9 after A8 as follows: 


A9 Precinct C: Central Hospital Service Vehicle Access  


(1) Provision may be made for a single service vehicle access point from The Comenarra Parkway for use by 
service vehicles only in conjunction with the management of the future residential and mixed use 
development in Precinct C: Central Hospital.  


(2) Details of the use and management of the service vehicle access point are to be outlined within a 
management plan prepared in consultation with and in agreement with Ku-ring-gai Council prior to the 
occupation of the any future residential development within Precinct C: Central Hospital. 


 
 Delete further assessment requirement B1 and replace with the following: 


B1 Urban Design 


(1) Future development applications are to be generally consistent with the following indicative elements of the 
approved Concept Plan, unless it can be satisfactorily demonstrated to the consent authority that a superior 
built form and/or urban design outcome can be achieved with an alternative layout, while remaining 
consistent with the terms of approval and intent of the approved Concept Plan:  
(a) Building footprints 
(b) Assess Protections Zone widths 
(c) Internal road location 
(d) Detention basin location 


 (2) Buildings are to be sited to avoid critically / endangered ecological communities, achieve balance between 
cut and fill, minimise earthworks, provide adequate solar access and minimise impacts on privacy and 
overshadowing of residential uses within and surrounding the site, in accordance with SEPP 65 (State 
Environmental Planning Policy No 65 – Design Quality of Residential Flat Development) and the Residential 
Flat Design Code. 


(3) Development sited at the intersection of The Comenarra Parkway and Fox Valley Road is to provide 
activation at ground level to both street frontages, and is to address both street frontages and the 
intersection, and respond to the intersection’s location forming a gateway to the precinct. 


(4) Buildings with frontage to Fox Valley Road must have an active street frontage and provide a setback of at 
least 10 metres from the street front boundary.  
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Executive Summary 
 
We have reviewed architectural design documents prepared by MBMO (refer appendix A) for 
compliance with the Building Code of Australia 2014 (BCA). 
 
The assessment of the design documentation has revealed that the following areas are required 
to be assessed against the relevant performance requirements of the BCA. The submission for 
Construction certificate will need to include verification from a suitably accredited fire engineer: - 
 


DTS 
Clause 


Description of Non-Compliance  
Performance 
Requirement 


C2.10 Lift connecting basement and remainder of building is required to be 
in a fire-isolated shaft. This will be required to be addressed as part 
of the fire engineered strategy. 


CP1,CP2 


D1.4 Extended distances of travel to exits will be required. This will be 
required to be addressed as part of the fire engineered assessment 
as follows: 
Basement car parking levels: 


 Travel distance to an exit where two or more are available: 
Up to 61m in lieu of 40m 


Upper levels: 


 Travel distance to a point of choice: Up to 31m in lieu of 
20m; 


 Travel distance to an exit where two or more are available: 
Up to 60m in lieu of 40m 


 Travel distance from the roof area to required exits exceeds 
40.0m (i.e. measured up to 60.0m). 


DP4, EP2.2 


G3.2 Due to the triangular shape of the atrium void the dimensions of the 
atrium well will be less than 6.0m wide. This will be required to be 
addressed as part of the fire engineered strategy.  


CP2, CP4 


G3.3 Bounding construction setback greater than permitted 3.5m from 
perimeter of atrium well. This will be required to be addressed as 
part of the fire engineered solution 


CP2, CP4, 
EP2.2 


Spec. 
G3.8 


The design of the smoke exhaust system to the atrium will be 
subject to a fire engineering assessment. 


EP2.2 


Spec. 
G3.8 


Speech intelligibility rating within the basement carpark area is 
envisaged to be less than that prescribed by AS1670.4. This will be 
required to be addressed as part of the fire engineered strategy. 


EP4.3 


Spec. 
G3.8 


Visual warning devices, within the atrium, displaying ‘EVACUATE’ in 
red will not be relied upon. This will be required to be addressed as 
part of the fire engineered strategy. 


EP4.2 
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The fire engineered solution relating to Extended Travel Distances (EP2.2) and Smoke Hazard 
Management (EP2.2) will need to be approved after consultation with the NSW Fire Brigade as 
part of the Construction Certificate process.  
 
The documentation will need further detailing such as door hardware, specifications, service 
design, as outlined in Appendix D of this report.  
 
The application for Construction Certificate shall be assessed under the relevant provisions of the 
Environmental Planning & Assessment Act 1979 (As Amended) and the Environmental Planning 
& Assessment Regulation 2000. 
 
 
Assessed By 
 
 
 
Mike Gooley 
Director 
Accredited Certifier – Grade 1 
McKenzie Group Consulting (NSW) Pty Ltd 
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1.0  Introduction 
 
The proposed development is a 4 storey office building with basement car parking beneath. The 
building comprises 3 wings connected via a central atrium extending from ground to level three 
with a glazed roof covering the atrium.  
 
The use of the building is for office premises used for professional activities. Located on the 
ground floor is a small cafe less than 10% of the floor area to which it is located, therefore 
permitting the adoption of Class 5 classification in lieu of a Class 6 as per Clause A3.3 of the 
BCA. 
 
The site is located at 172 Fox Valley Road, Wahroonga. The principal pedestrian access to the 
building is from Fox Valley Road while there is a vehicular access road around the proposed 
building. 
 
1.1  Current Legislation 
 
The applicable legislation governing the design of buildings is the Environmental Planning and 
Assessment Act 1979.  This Act requires that all new building works must be designed to comply 
with the BCA. 
 
The version of the BCA applicable to the development, is the version that is in place at the time 
of the application to the Certifying Authority for the Construction Certificate.   
 
2.0  Building Assessment Data 
 
Summary of Construction Determination: -  


 


 Basement Car Parking & Office Building 


Classification 7a, 5 


Number of Storeys 
Contained 


7 


Rise In Storeys 5 


Type of Construction Type A 


Effective Height (m) <25m 


 
Summary of the floor areas and relevant populations where applicable: - 


Part of Project BCA 
Classification 


Approx. Floor 
Area (m2) 


Assumed 
Population 


Basement Car Parking 7a 9166 Ancillary 


Ground to Level 3 5 6575 658 


Total 15,741m² 658 


 
Notes:  
1. The above populations have been based on the floor areas and calculations in accordance 


with Table D1.1.3 of the BCA. 
2. The Carpark areas have been considered ancillary to the use for the purposes of population 


numbers; 
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3. The area of the café is less than 10% of the floor area of the ground floor level. Therefore – 
the café is deemed to have the same classification as the main use. 


 
3.0 Structural Provisions  
 
Any new structural works are to comply with the applicable requirements of AS/NZS 1170.1.  
 
Glazing is to comply with AS1288, and AS2047.  
 
Prior to the issue of the Construction Certificate structural certification is required to be provided.  
 
4.0 Fire Resistance 
 
The buildings should be constructed generally in accordance with Table 3 & 3.9 of Specification 
C1.1 of the BCA. The building is required to be Type A Construction. 
 
The building has been assessed on the basis of the following fire separation / compartmentation 
within the development; 
 
 Separation between the car park levels and the office portions of not less than 120/120/120; 
 Atrium connects each floor level of the office building. Refer to atrium assessment. 
 
Fire resistance levels for building structural members are as follows:  
 Office portion   120 minutes 
 Car park levels   60 minutes* 
 
*Note: based upon the basement carpark being sprinkler protected, table 3.9 of Specification 
C1.1 permits a reduction in the FRL’s for structural members within the carpark to 60 minutes.  
 
4.1 General floor area and volume limitations  
 
Clause C2.2 (a), (b) and (c), stipulates the floor area and volume limitations as follows:- 


(a) The size of any fire compartment or atrium in a Class 5 building must not exceed the 
relevant maximum floor area nor the relevant maximum volume set out in Table C2.2 
except as permitted in C2.3.  


(b) A part of a building which contains only heating, ventilating, or lift equipment, water tanks, 
or similar service units is not counted in the floor area or volume of a fire compartment or 
atrium if it is situated at the top of the building. 


(c) In a building containing an atrium, the part of the atrium well bounded by the perimeter of 
the openings in the floors and extending from the level of the first floor above the atrium 
floor to the roof covering is not counted in the volume of the atrium for the purposes of this 
clause. 


 
The proposed floor area of the office fire compartment is not more than 8,000m2 nor is the 
volume in excess of 48,000m3. The size of the fire compartments will comply with the provisions 
of the BCA. 
  



http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Fire_compartment#Fire_compartment

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium#Atrium

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Floor_area#Floor_area

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Floor_area#Floor_area

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Fire_compartment#Fire_compartment

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium#Atrium

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium#Atrium

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium_well#Atrium_well

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium#Atrium

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium#Atrium
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4.2 Protection of Openings 
 
The prescriptive provisions of the BCA stipulate that openings within building elements required 
to have an FRL shall be protected as follows: 
 
1. Penetrations through fire rated floors to be protected either by a tested prototype (e.g. fire 


collar, fire damper, etc) or be installed within a fire rated shaft achieving an FRL of 
120/120/120; 


2. Any penetration through a wall or room required to have an FRL (e.g. substation, boiler room, 
apartment separating wall etc) is to be protected either by a tested prototype (e.g. fire collar, 
fire damper, etc) or be installed within a shaft achieving an FRL of 120/120/120 (or 
120/120/120 where it is a room such as a substation); 


3. Self-closing -/60/30 fire doors to the doors opening to the fire isolated stairs (note that this 
also includes the access doors to the condenser units on the plant platforms). 


 
Note that where fire dampers, fire collars, etc are utilised, allowance needs to be made for 
access hatches to be provided within the walls / ceilings to ensure that maintenance access is 
provided. 
 
4.3 Vertical Separation of openings in external walls: 
 
A building of Type A construction must be provided with spandrel separation between opening on 
different storeys unless the building is sprinkler protected throughout. As the building is subject to 
G3 – Atrium Construction, G3.8 requires sprinklers be provided in accordance with Spec E1.5, 
therefore satisfying these requirement.   
 
4.4 Passive Fire Protection 
 
Other passive fire protection issues that will need to be addressed in detailed documentation 
phase include: 
 
 Lift motor rooms,  
 Emergency power supply, 
 Emergency generators,  
 Electricity supply,  
 Boilers or batteries, 
 Hydrant Pump rooms, 
 Sprinkler Pump Rooms, 
 
To be separated from the remainder of the building by construction achieving a minimum fire 
resistance level of 120 minutes. 
 
4.5 Fire Hazard Properties  
 
The fire hazard properties of fixed surface linings and mechanical ductwork will also need to be 
addressed within the detailed documentation phase pursuant to specification C1.10 Building 
Code of Australia. 
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5.0  Egress 
 
The egress provisions from the proposed building are provided by: 
 
 Fire isolated stairways  
 External perimeter doorways  
 
Other detailing issues that will need to be addressed include: 
 
 Door Hardware 
 Exit door operation 
 Stair construction 
 Handrail and balustrade construction 
 Details of Separation of rising & descending stairs 
 Discharge from the Fire Isolated Exits 
 Details of the egress provisions to the Road. 
 
5.1 Exit Travel Distances  
 
The locations of the proposed exits would appear to indicate that the deemed to satisfy 
requirements in terms of travel distances, distances between alternative exits and egress widths 
will be exceeded.  
 
For compliance with the deemed to satisfy requirements the travel distances to exits should not 
exceed: 
 
Class 5 & 7a 
 20m to a single exit or point of choice and where two exits are provided, a maximum of 40m 


to one of those exits; and 
 exits shall be located to not be more than 60m apart and not closer than 9m 
 
The following areas exceed the maximum allowable travel distance:  
 
Basement Levels: 


 
 The travel distance to an exit where two or more exits available 61.0m in lieu of 40.0m; 


 
Upper levels: 
 
 The travel distance to point of choice has been measured up to 31.0m in lieu of 20.0m; 
 The travel distance to an exit where two or more exits available 60.0m in lieu of 40.0m; 
 Travel distance from the roof area to required exits exceeds 40.0m (i.e. measured up to 


60.0m). 
 
5.2 Dimensions of Exits  
 
Minimum dimensions of 1000mm and 2000mm height to be provided within exits, with the paths 
of travel should provide a minimum width of 1000mm (note that all maintenance access, cat 
walks, etc may comply with AS1657 in which case a 600mm clear width is required).  
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The following table summarises the exit widths required:  
 


Floor Level Exit Width Provided Number of people 
(as provided) 


Exit Width required 


Basement 3 2.0m Ancillary 2.0m 


Basement 2 2.0m Ancillary 2.0m 


Basement 1 2.0m Ancillary 2.0m 


Ground 3.0m 160 3.0m 


Level 1 2.0m 160 2.0m 


Level 2 2.0m 160 2.0m 


Level 3 2.0m 160 2.0m 


 
Doorways are permitted to contain a clear opening width of 750mm with a height of 1980mm as 
part of egress requirements.  Access for persons with disabilities however requires a clear 
doorway opening width of 850mm (i.e minimum 870 mm doors).  
 
5.3 Fire Isolated Exits 
 


Each fire-isolated stairway or fire-isolated ramp must provide independent egress from each 
storey served and discharge directly, or by way of its own fire-isolated passageway to: 


 A road or open space; or  


 To a point within the confines of the building, that is used only for pedestrian movement, 
car parking or the like and is open for at least 2/3 of its perimeter; and from which an 
unimpeded path of travel, not further than 20 m, is available to a road or open space; or 


 Into a covered area that adjoins a road or open space, is open for at least 1/3 of its 
perimeter, has an unobstructed clear height throughout, including the perimeter openings, 
of not less than 3 m and provides an unimpeded path of travel from the point of discharge 
to the road or open space of not more than 6 m. 


 
Where a path of travel from the point of discharge of a fire-isolated exit necessitates passing 
within 6m of any part of an external wall of the same building, measured horizontally at right 
angles to the path of travel, that part of the wall must have an FRL of not less than 60/60/60 and 
any openings protected internally in accordance with C3.4, for a distance of 3 m above or below, 
as appropriate, the level of the path of travel, or for the height of the wall, whichever is the lesser. 
 
5.4 Balustrading and Handrail 
 
Balustrading to a height of 1000mm with a maximum opening of 125mm in any direction should 
be provided adjacent to balconies, landings, corridors etc where located adjacent to a change in 
level exceeding 1000mm.  
 
Where it is possible to fall more than 4m to the finished floor, the balustrade shall not contain any 
horizontal or near horizontal members that facilitate climbing.  
 
Handrails should generally be provided at a minimum height of 865mm along side of all ramps 
and stairs.  
 



http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Fire-isolated_stairway#Fire-isolated_stairway

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Fire-isolated_ramp#Fire-isolated_ramp

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Fire-isolated_passageway#Fire-isolated_passageway

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Open_space#Open_space

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Open_space#Open_space

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Open_space#Open_space

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Open_space#Open_space

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/Exit#Exit

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/External_wall#External_wall

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1562&hist=yes&anchorID=Vol1/C3.4#C3.4
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Handrails are to be provided to each side of the stair, where the stair exceeds a width of 2m.  
Where an egress stair exceeds 2m in width, an additional handrail is required to ensure that the 
egress width of 2m is accounted.  
 
The main public stairs and ramps should be designed in accordance with the requirements of 
AS1428.1 for persons with disabilities.  This requires a handrail on each side of the stair and 
ramp and for the handrail to extend approximately 550mm – 600mm past the last tread / end of 
ramp.  


 
5.5 Access for Persons with a Disability 
 
Access for people with disabilities shall be provided to and within the building in accordance with 
the requirements of Clause D3.2, D3.3 and D3.4 of the BCA 2014. Parts of the building required 
to be accessible shall comply with the requirements of AS1428.1-2009. 
 
The design would generally comply with the prescriptive provisions of the BCA with additional 
ongoing review being undertaken as to door widths, circulation, etc. Further details are to be 
provided or access to these areas is to be assessed by an access consultant. 
 
Where the main public entrance is via a ramp, tactile indicators shall be provided in accordance 
with AS 1428.4 at the top and bottom. Parking shall be provided for people with disabilities in 
accordance with in accordance with Clause D3.5 of the BCA. Facilities services and features of 
the building accessible to people with disabilities shall be identified by signage complying with 
Clause D3.6 of the BCA.  
 
General  
 
Access to be provided to and within the building pursuant to AS1428.1-2009 as follows:  
 Via the principle public entry and at least 50% of all other entrances 
 From designated car parking spaces for the use of occupants with a disability.  
 From another accessible building connected by a pedestrian link. 
 All areas used by the public.  
 
Note that entrances that are not accessible are to be located within 50m of an entrance that is 
accessible. 
 
It is noted that an access consultant has been appointed and a report is to be provided.  
 
6.0  Fire Services & Equipment 
 
The following fire services will need to be provided throughout the building:  
 
 An automatic sprinkler system in accordance with the relevant provision of clause E1.5 of the 


BCA and AS 2118.1-1999, throughout all areas of the building. 
 Fire hydrants in accordance with clause E1.3 of the BCA and AS 2419.1-2005, 
 Fire hose reels in accordance with clause E1.4 of the BCA and AS 2441-2005, 
 Portable Fire Extinguishers in accordance with Clause E1.6 of the BCA and AS 2444-2001, 
 Emergency lighting, exit signage and directional exit signage is required throughout the 


building in accordance with Part E of the BCA and AS/NZS 2293.1-2005 
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6.1 Fire Hydrants 
 
A system of Fire Hydrants is required to be provided to BCA Clause E1.3 and AS 2419.1-2005.  
We will reply upon design certificate from a Hydraulic Consultant. 
 
A booster assembly is required as part of the fire hydrant requirements.  The booster is required 
to be located attached to the building at the main entry, or if remote from the building, at the main 
vehicle entry or with sight of the main entry of the building within 20m of a hardstand area.  
 
Internal fire hydrants are to be provided within fire isolated stairs/within 4.0m of required exits. 
 
6.2 Fire Hose Reels  
 
A Fire Hose Reel System is required to BCA Clause E1.4 and AS2441. 
 
To be located within 4m of exits and provide coverage within the building based on a 36m hose 
length.  
 
Please note that fire hose reel coverage cannot pass through fire or smoke doors. 
 
6.3  Automatic Sprinkler Protection 
 
An Automatic Fire Suppression System is required to Specification E1.5 and AS2118 throughout 
the proposed building.  
 
Location of fire pumps and sprinkler control valves must have direct access to outside the 
building.   
 
7.0  Ventilation and Smoke Hazard Management 
 
Smoke hazard management shall be provided throughout the building by means of the following 
systems: 
 
 Automatic Smoke Exhaust System to atrium to be activated by Automatic Smoke Detection & 


Alarm System in accordance with the requirements of BCA Spec E2.2b 
 Automatic Smoke Detection and Alarm System in accordance with the requirements of BCA 


Spec E2.2a and AS 1670.1-2004 
 Automatic Pressurisation to Fire Isolated Exits in accordance with the requirements of 


AS/NZS 1668.1-1998. 
 
The design of the smoke exhaust system will be subject to a fire engineering assessment. 
 
A fire indicator panel is required as part of the detection system. This panel is to be located within 
4m of the main entry.  Any variation to the prescriptive provisions will require the consent of the 
fire brigade and should form part of the fire safety engineering report to verify the performance 
requirements of the BCA. 
 
Throughout the development the provision of natural or mechanical ventilation is required to all 
habitable rooms in accordance with F4.5 Building Code of Australia and AS 1668. 
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8.0  Emergency Lighting, Exit Signs and Warning Systems 
 


Emergency lighting and exit signs are required to be installed throughout the building in 
accordance with the provisions of the BCA and the relevant Australian Standards. 


 


All buildings containing an atrium must be provided with a sound system and intercom system for 
emergency purposes which — 


 complies with AS 1670.4; and 


 incorporates visual warning devices that— 


o operate upon the evacuation signal; and 


o display the words “EVACUATE” in red with letters conforming with the requirements of 
the Deemed-to-Satisfy Provisions of Part E4 for exit signs. 


 
As part of the fire engineered solution it is proposed to assess the need for a visual warning 
device, displaying the word “EVACUATE”. As the evacuation approach shall be “one out all out”, 
there is no need to evacuate the building in stages. 
 
Also to form part of the fire engineered solution is the speech intelligibility rating within the 
basement carpark area. Within this area, it is envisaged, it will be difficult to achieve strict 
compliance with the required speech transmission index as specified by AS1670.4. As such an 
assessment against the performance requirements will be required to be as part of the fire 
engineered strategy. 
 
9.0  Lift Services 
 
The passenger lifts to be installed are to be: - 
 
 fitted with warning signs, fire service controls in accordance with AS 1735.2 
 Stretcher facilities are to be provided within the lifts with minimum dimensions of 600m wide, 


2000mm long and 1400mm high. 
 Be provided with the following: - 


o A handrail in accordance with AS 1735.12 
o Minimum internal floor dimensions as specified in Table E3.6b of the BCA i.e. 


1,400mm x 1,600mm, 
o Fitted with a series of door opening sensory devices which will detect a 75mm 


diameter or across the door opening between 50mm and 1550mm above floor level, 
o Have a set of buttons for operating the lift located at heights above level complying 


with AS 1735.12. 
  
10.0  Sanitary Facilities 
 
The sanitary & other facilities within the building must be provided based upon the calculated 
population of the building. Further details will be assessed during scheme design.  
 
Please note the Unisex facilities provided for people with disabilities may be counted once for 
each sex. These facilities are to be provided in accordance with AS1428.1-2009. 
 
Detailed fitout is pending analysis, this will be undertaken once tenants and indicative 
layouts/tenant numbers are known.  
  



http://bca.saiglobal.com/Script/Content/viewer/document/FindPDF.asp?DocN=AS789147418161

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/E4.0#E4.0

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Exit#Exit
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11.0  Atrium Construction 
 
As the proposed atrium connects more than 3 storeys, atrium construction shall comply with Part 
G3. The following will apply: 
 
Dimension of atrium well: 
The atrium well be provided a horizontal diameter of not less than 6m throughout.  
 
Due to the triangular shape of the atrium void the dimensions of atrium well will be less than 6.0m 
wide. This will be required to be addressed as part of the fire engineered strategy. The proposed 
does not achieve compliance with this and shall form part of the Fire Engineered Assessment.   
 
Separation of atrium by bounding construction: 
An atrium must be separated by bounding construction by walls not more than 3.5m from the 
atrium well on level 3.  
Portion of the bounding construction on level 3 will be greater than 3.5m from the atrium well. 
The bounding separation of the atrium on level 4 will form part of the Fire Engineered 
assessment  
 
Construction of bounding walls 
At level 4, bounding walls shall achieve an FRL 60/60/60 and extend from the floor to the 
underside of the roof.  
 
Any door openings within bounding walls shall be protected with self-closing or automatic -/60/30 
fire doors or;  
 
Be constructed of fixed toughened safety glass, or wired safety glass in non-combustible frames 
with door openings fitted with self-closing smoke door complying with Specification C3.4 and the 
walls and doors protected with wall-wetting systems in accordance with Specification G3.8 and a 
fire barrier with an FRL of not less than -/60/30 installed in any ceiling spaces above the wall. 
 
The construction of the bounding construction will form part of the fire engineering assessment.    
 
Construction at balconies: 
The construction of any balustrade or other barrier along the perimeter of the atrium well to be 
non-combustible and imperforate for not less than 1m in height. 
 
The glazed roof of the atrium shall comply with Clause G3.6, the structure and membrane must 
be protected by a sprinkler system complying with Specification E1.5. 
 
Rationalisation of the required smoke control system, Clause G3.8, shall be addressed by the 
Fire Engineered Solution.  
 
Protection of atrium roof: 


A roof of an atrium which does not have the FRL prescribed in Specification C1.1 or the Deemed-
to-Satisfy Provisions of Part C2 must be protected by automatic sprinklers arranged to wet both 
the covering membrane and supporting structure and the temperature rating of sprinkler heads 
providing roof protection must be within the range 79°C–100°C. 
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Atrium floor protection 


The floor of the atrium must be protected by sprinklers with— 


 the use of sidewall pattern sprinkler heads together with overhead sprinklers where dictated 
by the dimensions of the atrium; and 


 sprinkler heads of the fast response type, installed with suitable non-combustible heat 
collector plates of 200 mm 


minimum diameter to ensure activation by a rising fire plume. 


 
Sprinkler systems to glazed walls 


Where an atrium is separated from the remainder of the building by walls or doors incorporating 
glazing, a wall wetting system with suitable non-combustible heat collector plates of 200 mm 
diameter must be provided to protect  the glazing as follows: 


 On the atrium side of the glazing — to all glazed walls which are set back more than 3.5 m 
from the atrium well. 


 On the atrium side of the glazing — to all glazed walls which are not set back, or are set back 
3.5 m or less, from the atrium well, for all levels which are less than—  


o 12 m above the floor of an atrium or the floor of the highest storey where the bounding 
wall is set back more than 3.5 m from the atrium well if a Class 5 of the building is 
open to the atrium;  


 On the side of the glazing away from the atrium well—to all glazing forming part of the 
bounding wall at each storey. 


 
Sprinklers must be located in positions allowing full wetting of the glazing surfaces without 
wetting adjacent sprinkler heads. 
 
Sprinkler heads must be of the fast response type and have a maximum temperature rating of 
74°C. 
 


The rate of water discharge to protect glazing must be not less than— 


 on the atrium side of the glazing— 


o 0.25 L/s.m2 where glazing is not set back from the atrium well; or 


o 0.167 L/s.m2 where glazing is set back from the atrium well; and 


 on the side away from the atrium well—0.167 L/s.m2. 


 


In addition to that of the basic sprinkler protection for the building, the water supply to required 
wall wetting systems must be of adequate capacity to accommodate the following on the atrium 
side of the glazing: 


Where the bounding walls are set back less than 3.5 m from the atrium well—wall wetting of a 
part not less than 6 m long for a height of not less than— 


o 12 m above the floor of an atrium or the floor of the highest storey where the bounding 
wall is set back more than 3.5 m from the atrium well if a Class 5 of the building is 
open to the atrium; 


Where the walls are set back 3.5 m or more from the atrium well — wetting of a part not less than 
12 m long on one storey. 


 


Basic sprinkler and wall wetting systems protecting a building containing an atrium must be 
provided with easily accessible and identified stop valves. 


 


Sprinkler and wall wetting systems must be provided with independent stop valves. 



http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Non-combustible#Non-combustible

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium_well#Atrium_well

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium#Atrium
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Sprinkler heads protecting the roof of the atrium must be provided with a stop valve. 


 


Stop valve to wall wetting and roof sprinklers may be of the gate type. 


 


All sprinkler and wall wetting stop valves must be monitored to detect unauthorised closure. 


 
Smoke Control System 
 


Mechanical air-handling systems in a building containing an atrium must comply with AS/NZS 
1668.1 except where varied by the below provisions which supersede. 


 


Mechanical air-handling systems serving an atrium must be designed to operate so that during a 
fire— 


 a tenable atmosphere is maintained in all paths of travel along balconies to required exits 
during the period of evacuation; and 


 smoke exhaust fans serving the atrium are only activated when smoke enters the atrium; and 


 central plant systems do not use the atrium as a return air path; and 


 central plant systems which use return air paths remote from the atrium— 


o cycle to the full outside air mode; and 


o stop supply air to the fire affected storey or fire compartment; and 


o continue to fully exhaust the fire affected storey or fire compartment and reduce the 
exhaust from other storeys or fire compartments by at least 75%; and 


o continue to supply air to fire compartments or storeys other than the fire affected 
storey or fire compartment; and 


 fans performing relief or exhaust duty from the atrium stop normal operation; and 


 floor by floor, or unitary, air-handling plant serving a single fire compartment or storey— 


o ceases normal operation in the fire affected storey or fire compartment; and 


o commences full relief or exhaust from that fire affected storey or fire compartment; 
and 


o continue to supply air to fire compartments or storeys other than the fire affected 
storey or fire compartment. 


 


The smoke control system must be activated by— 


 operation of an automatic fire alarm; or 


 operation of the sprinkler system; or 


 a manual start switch. 


All controls for the smoke control system must be located— 


 in the fire control room; or 


 in the emergency control centre, (if any); or 


 adjacent to the sprinkler control valves; or 


 incorporated in the Fire Indicator Panel. 


A smoke exhaust system serving an atrium must be designed on the basis of— 


 the sprinkler system limiting the size of a fire to— 


o a heat output of 1.5 MW and perimeter of 7.5 m if a Class 5 of the building is open to 
the atrium; and 



http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium#Atrium

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Exit#Exit

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Fire_compartment#Fire_compartment

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Storey#Storey

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Automatic#Automatic
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 a smoke plume reaching a level 3 m above the highest storey having a path of travel to a 
required exit along a balcony bounding the atrium well, and not less than— 


o 12 m above the floor of an atrium or the floor of the highest storey where the bounding 
wall is set back more than 3.5 m from the atrium well if a Class 5 of the building is 
open to the atrium; and 


 the smoke exhaust system discharging smoke at a rate of not less than that for the 
appropriate height of smoke plume and fire size (refer to below diagram)— 


o from the top of the atrium; or 


o horizontally where calculations of wind velocity induced pressure profiles for the 
building verify that the exhaust system will operate effectively for all wind directions. 


 
 


Notwithstanding the above point, the average upward air velocity in the atrium, due to the 
required smoke exhaust quantity must— 


 be not less than 0.2 m/s at any level over an 18 m height above the floor of the atrium; and 


 not exceed 3.5m/s maximum velocity for constant cross sectional plan area. 


 


Smoke exhaust must be provided by fans capable of continuous and required operation for a 
period of not less than 1 hour when handling exhaust gases at 200°C. 


The proposed Atrium must be provided with a minimum of 2 fans, each capable of 50% of the 
total required smoke exhaust capacity. 


 


Uniformly distributed make-up air must be provided to the atrium exhaust system from— 


 outside the atrium at or near the lowest storey level; and 


 relief air from non-fire storeys. 


 



http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Exit#Exit

http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/SPEC-G3.8-3.4-c#SPEC-G3.8-3.4-c
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A discharge volume sufficient to maintain a velocity of not less than 0.1 m/s towards the atrium 
well must be provided on all storeys where the bounding wall is set back from the atrium well. 


 


The above requirement is satisfied if make-up air is provided to the atrium exhaust system in 
such a manner as to prevent, as far as possible, disturbance of the smoke layer due to 
turbulence created by the incoming air, through— 


 openings directly from the outside air to the atrium and located as close as practicable to the 
lowest level of the atrium; or 


 ducts from the outside air to the atrium which deliver air as close as practicable to the lowest 
level of the atrium and, where passing through any other fire compartment having an FRL of 
at least 60/60/60; or 


 a combination of the above. 


 
Smoke detection system 


Automatic fire detection and alarm systems in a building containing an atrium shall comply with 
AS 1670.1 except where superseded by Specification G3.8. 
 


Smoke detection within an atrium— 


 must be provided within all outside air intakes and at individual floor return air intakes of all 
air-handling systems to initiate automatic fire mode operation, and where applicable, comply 
with the restart facilities in AS/NZS 1668.1; and 


 must operate at an obscuration level not greater than 0.5% per metre with compensation for 
external airborne contamination as necessary; and 


 must sample air within the atrium and in storeys where the bounding wall is set back more 
than 3.5 m from the atrium well; and 


 must be calibrated to compensate for smoke dilution where sampling occurs within return air 
path common to more than one room; and 


 


Smoke detection systems must be located at all return and relief air openings associated with the 
building air-handling systems and be— 


 of the sampling type system as above; or 


 of the point type photoelectric smoke detector. 


 


A break-glass fire alarm point must be provided at each door to a fire-isolated stairway, fire-
isolated ramp, or fire-isolated passageway. 


 


A staged alarm must be provided where an air sampling type smoke detection system is provided 
for the atrium, and must operate as follows: 


 Alert building management when abnormal smoke levels of 0.03% obscuration per metre are 
detected. 


 Initiate a second alarm to management and start all smoke control systems including 
pressurisation of escape routes when smoke levels of 0.07% obscuration per metre are 
detected. 


 Automatically call the fire brigade, activate the sound system and intercom system for 
emergency purposes, and de-activate all plant not necessary for fire safety within the building 
when smoke levels of 0.09% obscuration per metre are detected. 


 


Beam and point type smoke detectors required must simultaneously operate all functions 
referred to above and activate at the level set out in AS/NZS 1668.1. 



http://bca.saiglobal.com/Script/Content/viewer/document/FindPage.asp?docID=2182&hist=yes&anchorID=Vol1/Atrium_well#Atrium_well
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Standby power system 


As required paths of travel to an exit are within an atrium, a suitable alternative power supply 
must be provided to operate required safety systems, including sprinkler systems and fire hydrant 
pumps, air handling systems, alarms, warning and communication systems and emergency 
lighting circuits. 


 


The requirements of above are satisfied by— 


 a single medium voltage supply taken from an electricity substation situated within, or 
adjacent to, the building concerned where the power supply to the substation consists of two 
or more high voltage cables each taking electricity from separate transformers; or 


 two or more medium voltage supplies each taking electricity from separate electricity 
substations situated— 


o outside the building concerned; and 


o at a suitable distance from each other; or 


 a single medium voltage supply taken from an electricity substation together with an 
electricity generating plant capable of— 


o generating a medium voltage supply; and 


o starting and taking the required electrical load within a period of not more than 30 
seconds from the time of normal supply failure. 


 


The alternative power supply must— 


 be connected automatically if the normal power supply fails; and 


 if located within the building, be separated from the remainder of the building by an enclosure 
with an FRL of at least 120/120/120; and 


 be connected to the safety systems by means of cabling complying with C2.13(c)(iii) and (iv). 


 


12.0  Energy Efficiency 
 
The proposed development shall comply with Part J of the BCA. To achieve compliance, there 
are two options available: 
 
1. The building can comply with the deemed-to-satisfy provisions of the BCA, relating to the 


following areas: 
 Building Fabric 
 Glazing 
 Building Sealing  
 Air Conditioning & Ventilation Systems 
 Artificial Lighting & Power 
 Hot Water Supply 


 
2. The building can be verified against a reference building as per Verification Method JV3. 


This requires that the proposed building and its services be shown to have an annual energy 
consumption of equal or less than the reference building which has been modelled as per 
the requirements of Part J of the BCA. 


 
Certification from an appropriately qualified engineer should be provided for either option with a 
report / computations outlining how compliance is achieved.  
 
Access for maintenance is to be provided to the building in accordance with the requirements of 
BCA Part J8. 
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Appendix A - Design Documentation 
 
The following documentation was used in the assessment and preparation of this report: - 
 


Drawing 
No. 


Title Date Drawn By Revision 


DA-00 COVER SHEET 
16/05/2014 MBMO 


C 


DA-01 LOCATION PLAN 
16/05/2014 MBMO 


C 


DA-02 SITE ANALYSIS 
16/05/2014 MBMO 


C 


DA-03 SITE PLAN 
16/05/2014 MBMO 


C 


DA-04 DEMOLITION PLAN 
16/05/2014 MBMO 


C 


DA-05 EXCAVATION PLAN 
16/05/2014 MBMO 


C 


DA-06 BASEMENT 3 PLAN 
16/05/2014 MBMO 


C 


DA-07 BASEMENT 2 PLAN 
16/05/2014 MBMO 


C 


DA-08 BASEMENT 1 PLAN 
16/05/2014 MBMO 


C 


DA-09 GROUND FLOOR PLAN 
16/05/2014 MBMO 


C 


DA-10 LEVEL 01 PLAN 
16/05/2014 MBMO 


C 


DA-11 LEVEL 02 PLAN 
16/05/2014 MBMO 


C 


DA-12 LEVEL 03 PLAN 
16/05/2014 MBMO 


C 


DA-13 ROOF PLAN 
16/05/2014 MBMO 


C 


DA-14 INDICATIVE LAYOUT 
16/05/2014 MBMO 


C 


DA-16 ELEVATIONS SHEET 1 
16/05/2014 MBMO 


C 


DA-17 ELEVATIONS SHEET 2 
16/05/2014 MBMO 


C 


DA-18 SECTIONS SHEET 1 
16/05/2014 MBMO 


C 
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Appendix B - Draft Fire Safety Schedule 
 


 Essential Fire Safety Measures Standard of Performance 


1.  Automatic Fail Safe Devices BCA Clause D2.19 & D2.21 


2.  Automatic Fire Detection and Alarm System BCA Spec. E2.2a & AS 1670 – 2004 


3.  Automatic Fire Suppression System BCA Spec. E1.5 & AS 2118.1 – 1999,   


4.  Automatic Stair Pressurising Systems BCA Clause E2.2 & AS/NZS 1668.1 – 1998 


5.  Building Occupant Warning System 
activated by the Sprinkler System 


BCA Spec. E1.5 & AS 1670 – 2004 


6.  Emergency Lighting BCA Clause E4.2, E4.4 & AS/NZS 2293.1 – 
2005 


7.  EWIS BCA Clause Spec. G3.8 & AS 1670.4 - 2004  


8.  Exit Signs  BCA Clauses E4.5, E4.6 & E4.8 and 
AS/NZS 2293.1 – 2005 


9.  Fire Blankets AS 2444 – 2001 


10.  Fire Doors BCA Clause C3.2, C3.4, C3.5, C3.6, C3.7 & 
C3.8 and AS 1905.1 – 2005 


11.  Fire Hose Reels BCA Clause E1.4 & AS 2441 – 2005 


12.  Fire Hydrant System Clause E1.3 & AS 2419.1 – 2005 


13.  Fire Seals BCA Clause C3.15 & AS 1530.4 – 1997 


14.  Mechanical Air Handling System BCA Clause E2.2, AS/NZS 1668.1 – 1998 & 
AS 1668.2 – 1991  


15.  Paths of Travel EP&A Reg 2000 Clause 186 


16.  Portable Fire Extinguishers BCA Clause E1.6 & AS 2444 – 2001 


17.  Stand-by Power System BCA Clause G3.8 


18.  Wall-Wetting Sprinklers BCA Clause C3.4 & AS 2118.2 – 1995 


19.  Warning and Operational Signs Section 183 of the EP & A Regulations 2000, 
AS 1905.1 – 2005, BCA Clause C3.6, D2.23, 
E3.3 


Note: The proposed new building will be subject to a fire engineering assessment. The fire 
schedule will be amended prior to the issue of the construction certificate to incorporate 
additional fire safety measures required by the fire engineering assessment.  
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Appendix C- Fire Resistance Levels 
 
The table below represents the Fire resistance levels required in accordance with BCA 2014: 
 
Table 3 TYPE A CONSTRUCTION: FRL OF BUILDING ELEMENTS 


Building element    Class of building — FRL: (in minutes)   


     Structural adequacy/Integrity/Insulation   


     2, 3 or 4 part    5, 7a or 9    6    7b or 8   


EXTERNAL WALL (including any column and other building element incorporated therein) or other external building 
element, where the distance from any fire-source feature to which it is exposed is— 


For loadbearing parts— 


less than 1.5 m 90/ 90/ 90 120/120/120 180/180/180 240/240/240 


1.5 to less than 3 m 90/ 60/ 60 120/ 90/ 90 180/180/120 240/240/180 


3 m or more 90/ 60/ 30 120/ 60/ 30 180/120/ 90 240/180/ 90 


For non-loadbearing parts— 


less than 1.5 m –/ 90/ 90 –/120/120 –/180/180 –/240/240 


1.5 to less than 3 m –/ 60/ 60 –/ 90/ 90 –/180/120 –/240/180 


3 m or more –/–/– –/–/– –/–/– –/–/– 


EXTERNAL COLUMN not incorporated in an external wall, where the distance from any fire-source feature to which it 


is exposed is— 


less than 3 m 90/–/– 120/–/– 180/–/– 240/–/– 


3 m or more –/–/– –/–/– –/–/– –/–/– 


COMMON WALLS and FIRE 
WALLS— 


90/ 90/ 90 120/120/120 180/180/180 240/240/240 


INTERNAL WALLS— 


Fire-resisting lift and stair shafts— 


Loadbearing 90/ 90/ 90 120/120/120 180/120/120 240/120/120 


Non-loadbearing –/ 90/ 90 –/120/120 –/120/120 –/120/120 


Bounding public corridors, public lobbies and the like— 


Loadbearing 90/ 90/ 90 120/–/– 180/–/– 240/–/– 


Non-loadbearing –/ 60/ 60 –/–/– –/–/– –/–/– 


Between or bounding sole-occupancy units— 


Loadbearing 90/ 90/ 90 120/–/– 180/–/– 240/–/– 


Non-loadbearing –/ 60/ 60 –/–/– –/–/– –/–/– 


Ventilating, pipe, garbage, and like shafts not used for the discharge of hot products of combustion— 


Loadbearing 90/ 90/ 90 120/ 90/ 90 180/120/120 240/120/120 


Non-loadbearing –/ 90/ 90 –/ 90/ 90 –/120/120 –/120/120 


OTHER LOADBEARING INTERNAL WALLS, INTERNAL BEAMS, TRUSSES 


and COLUMNS— 90/–/– 120/–/– 180/–/– 240/–/– 


FLOORS 90/ 90/ 90 120/120/120 180/180/180 240/240/240 


ROOFS 90/ 60/ 30 120/ 60/ 30 180/ 60/ 30 240/ 90/ 60 



http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Structural_adequacy#Structural_adequacy

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Integrity#Integrity

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Insulation#Insulation

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Fire-source_feature#Fire-source_feature

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/External_wall#External_wall

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Fire-source_feature#Fire-source_feature

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Fire-resisting#Fire-resisting

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Shaft#Shaft

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Public_corridor#Public_corridor

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Sole-occupancy_unit#Sole-occupancy_unit

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Shaft#Shaft

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing
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Table 3.9 REQUIREMENTS FOR CARPARKS  
 


Building element   
 FRL (not less than) Structural 
adequacy/Integrity/Insulation   


     ESA/M (not greater than)   


Wall  


(a) external wall  


(i) less than 3 m from a fire-source feature to 


which it is exposed: 
 


 Loadbearing 60/60/60 


Non-loadbearing –/60/60 


(ii) 3 m or more from a fire-source feature to 
which it is exposed –/–/– 


(b) internal wall  


(i) loadbearing, other than one supporting only 
the roof (not used for carparking) 60/–/– 


(ii) supporting only the roof (not used for 
carparking) –/–/– 


(iii) non-loadbearing –/–/– 


(c) fire wall  


(i) from the direction used as a carpark 60/60/60 


(ii) from the direction not used as a carpark as required by Table 3 


Column  


(a) supporting only the roof (not used for carparking) and 
3 m or more from a fire-source feature to which it is 


exposed –/–/– 


(b) steel column, other than one covered by (a) and one 
that does not support a part of a building that is not 
used as a carpark 60/–/– or 26 m


2
/tonne 


(c) any other column not covered by (a) or (b) 60/–/– 


Beam  


(a) steel floor beam in continuous contact with a concrete 
floor slab 60/–/– or 30 m


2
/tonne 


(b) any other beam 60/–/– 


Fire-resisting lift and stair shaft (within the carpark only) 60/60/60 


Floor slab and vehicle ramp 60/60/60 


Roof (not used for carparking) –/–/– 


Notes:  1. ESA/M means the ratio of exposed surface area to mass per unit length. 


 2.  Refer to Specification E1.5 for special requirements for a sprinkler system in a carpark 
complying with Table 3.9 and located within a multi-classified building. 


 
 
 



http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/External_wall#External_wall

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Fire-source_feature#Fire-source_feature

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Fire-source_feature#Fire-source_feature

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Internal_wall#Internal_wall

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Loadbearing#Loadbearing

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Fire_wall#Fire_wall

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Carpark#Carpark

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Carpark#Carpark

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Required#Required

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/PART-C-SPECS-Table3#PART-C-SPECS-Table3

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Fire-source_feature#Fire-source_feature

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Carpark#Carpark

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Carpark#Carpark

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/SPEC-E1.5#SPEC-E1.5

http://bca.saiglobal.com/script/content/viewer/document/FindPage.asp?docID=1792&hist=yes&anchorID=Vol1/Carpark#Carpark
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The General Manager
Ku-ring-gai Council
Locked Bag 1056
PYMBLE NSW 2073


ATTENTION: Joshua Daniel
 
 
 


29 January 2015


Dear Mr Daniel
 


 


Integrated Development for 172 Fox Valley Road Wahroonga NSW 2076


I refer to your letter dated 23 January 2015 seeking general terms of approval for the
above Integrated Development in accordance with Clause 55(1) of the Environmental
Planning and Assessment Regulation 2000.


This response is to be deemed a bush fire safety authority as required under section
100B of the 'Rural Fires Act 1997' and is issued subject to the following numbered
conditions:


All communications to be addressed to:


Headquarters
15 Carter Street
Lidcombe NSW 2141


Headquarters
Locked Bag 17
Granville NSW 2142


Telephone: 1300 NSW RFS Facsimile: 8741 5433
e-mail: csc@rfs.nsw.gov.au


Your Ref: DA0053/13
Our Ref: D14/1909


DA14070792839 JM


Asset Protection Zones


The intent of measures is to provide sufficient space and maintain reduced fuel
loads so as to ensure radiant heat levels of buildings are below critical limits and to
prevent direct flame contact with a building. To achieve this, the following conditions
shall apply:


1. At the commencement of building works, and in perpetuity, the proposed
development site shall be managed as an Inner Protection Area (IPA) as
outlined within section 4.1.3 and Appendix 5 of 'Planning for Bush Fire
Protection 2006' and the NSW Rural Fire Service's document 'Standards for
asset protection zones'.


Water and Utilities


The intent of measures is to provide adequate services of water for the protection of
buildings during and after the passage of a bush fire, and to locate gas and
electricity so as not to contribute to the risk of fire to a building. To achieve this, the
following conditions shall apply:
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2. The provision of water, electricity and gas to the proposed buildings shall
comply with section 4.1.3 of 'Planning for Bush Fire Protection 2006'.


Evacuation and Emergency Management


The intent of measures is to provide suitable emergency and evacuation (and
relocation) arrangements for occupants of special fire protection purpose
developments. To achieve this, the following conditions shall apply:


3. Arrangements for emergency and evacuation are to comply with section 4.2.7
of 'Planning for Bush Fire Protection 2006', including:


● An Emergency /Evacuation Plan shall be prepared consistent with the NSW
Rural Fire Service document 'Guidelines for the Preparation of
Emergency/Evacuation plan'.


Design and Construction


The intent of measures is that buildings are designed and constructed to withstand
the potential impacts of bush fire attack. To achieve this, the following conditions
shall apply:


4. The south-west, north-west and north-east elevations of Building 1, eastern
elevation of Building 3, and roof structures of both buildings and the glazed
connection between the two, shall comply with Sections 3 and 9 (BAL FZ)
Australian Standard AS3959-2009 'Construction of buildings in bush fire-prone
areas'. However, any material, element of construction or system when tested
to the method described in Australian Standard AS1530.8.2 Methods for fire
tests on building materials, components and structures Part 8.2: Tests on
elements of construction for buildings exposed to simulated bushfire
attack—Large flaming sources shall comply with Clause 13.8 of that Standard
except that flaming of the specimen is not permitted and there shall be no
exposed timber.


All other elevations of Buildings 1 and 2 and Building 3 shall comply with
Sections 3 and 5 (BAL 12.5) Australian Standard AS3959-2009 'Construction
of buildings in bush fire-prone areas' and section A3.7 Addendum Appendix 3
of 'Planning for Bush Fire Protection 2006'.


General Advice – consent authority to note


The Service recognises that the site is constrained and that the proposed
development falls within the Flame Zone. Flame Zone development is high
risk development; consequently, in situations such as this, the Service seeks
to improve the overall fire safety of the existing development. This requires
greater emphasis on construction standards, landscaping, siting, and
vegetation management practices to ensure improved levels of protection are
afforded to the development, its occupants and fire fighters. The Service has
undertaken a merit based ssessment of the proposal and provides the above
advice in accordance with 'Planning for Bush Fire Protection 2006'.


This letter is in response to a further assessment of the application submitted and
supersedes our previous general terms of approval dated 25 July 2014.
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For any queries regarding this correspondence please contact Jason Maslen on
1300 NSW RFS.


 


Yours sincerely


 


Catherine Ryland
Team Leader, Development Assessment and Planning


The RFS has made getting information easier. For general information on 'Planning
for Bush Fire Protection, 2006' , visit the RFS web page at www.rfs.nsw.gov.au and
search under 'Planning for Bush Fire Protection, 2006'.
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1.0 INTRODUCTION


1.1 Background


1.1.1 This Arboricultural Impact Assessment Report & Tree Protection Specification was prepared for John Staff Projects Pty
Ltd on behalf of the Seventh day Adventist Church South Pacific Division, in relation to the proposed development of
Sydney Adventist Hospital at 172 Fox Valley Road, Wahroonga.


1.1.2 The scope of this report is limited to undertaking a Visual Tree Assessment (VTA) and an assessment of the impact of
the proposed works on fifty (50) trees. It is understood that the removal of five (5) trees adjacent to Comenarra
Parkway and Fox Valley Road as per RMS recommendations and the Wahroonga Concept Plan has been addressed as
part of a separate Development Application.


1.1.3 In preparing this report the author is aware of and has taken into account the objectives of Ku ring gai Council’s Tree
Preservation Order and Guidelines for Arborist Reports, and the Australian Standard 4970 2009 Protection of Trees on
Development Sites.


Refer to Appendix 1: Methodology


1.1.4 The following documentation/plans were viewed in the preparation of this report:


 Site Plan – prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council
 Demolition Plan – prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council
 Excavation Plan– prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council
 Basement Plan 1 – prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council
 Basement Plan 2 – prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council
 Ground Floor Plan – prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council
 Roof Plan prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council
 Elevations Sheet 1 prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council
 Elevations Sheet 2 prepared by MBMO, dated 19.02.13 – Rev A: DA Issue to Council


Refer to Appendix 3: Supplied Plans


1.2 Aims


1.2.1 The aims of this report are to:


 Review Council’s policies for applicable conditions regarding the preparation of Arboricultural Reports
 Conduct a visual assessment of the subject trees and their growing environment
 Review the supplied plan to determine the impact on the subject trees
 Where appropriate, recommend the use of sensitive construction methods to minimise the adverse impacts on


the subject trees
 Prepare general tree protection measures for the subject trees to be retained


1.2.2 There is no warranty or guarantee, expressed or implied that problems or deficiencies regarding the subject trees or
the subject site may not arise in the future. Information contained in this report covers only the subject tree that was
assessed and reflects the condition of the subject tree at the time of inspection.
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2.0 RESULTS


2.1 The Site


2.1.1 The Sydney Adventist Hospital is positioned on the eastern and western sides of Fox Valley Road, Wahroonga.


2.1.2 For the purpose of this report, the subject site is the area to the north east of the junction of Fox Valley Road and
Comenarra Parkway. There are two existing buildings positioned roughly centrally within the subject site. Both buildings
are ‘U’ shaped brick structures with internal grassed areas.


2.1.3 The building to the west is a single storey brick structure with a double storey addition in the centre. The building to
the east is a single storey brick structure.


2.1.4 The grounds surrounding these buildings comprise predominantly of lawn areas with vehicular access via a driveway
crossover from The Comenarra Parkway.


2.1.5 In general the subject site has an even, gentle slope with an easterly aspect. Ground levels to the east and north east of
the subject site fall sharply beyond the car parking area where the eastern boundary adjoins adjacent bushland. The
majority of the subject trees are located within the site boundary at the edge of this bushland area.


2.2 The Trees


2.2.1 Fifty (50) trees have been surveyed as part of this assessment. In general the subject trees have been assessed as being
of good to fair health and fair to poor structural condition. Full results of the tree assessment are shown in Appendix 2:
Tree Assessment Schedule. Tree numbers correlate with the supplied plans attached as Appendix 3.


2.2.2 The subject trees consist of a mix of locally indigenous species, Australian native and exotic species. The species
Syncarpia glomulifera (Turpentine), Eucalyptus paniculata (Grey Ironbark) and Eucalyptus resinifera (Red Mahogany)
were identified at the site and are represented in the Sydney Turpentine Ironbark Forest ecological community.1 The
ecological significance and habitat value of the subject trees has not been assessed and is beyond the scope of this
report.


2.2.3 The subject trees are covered under the provisions of the Ku ring gai Council’s Tree Preservation Order (2007), with the
exception of four (4) trees that are listed as exempt species. These are Trees 60 (Liquidamber styraciflua Liquidambar),
61, 62 (Eribotrya japonica Loquat Tree) and 77 (Robinia pseudoacacia 'Frisia' Robinia).2 Tree 42 is dead. These trees
have not been included in Section 3 (Arboricultural Impact Assessment) below.


2.3 The Proposal


2.3.1 The proposal involves the demolition of existing structures on the subject site and construction of three individual
buildings connected by a central atrium with two levels of basement parking.


2.3.2 The proposal also includes a driveway with access to The Comenarra Parkway running around the eastern side of the
proposed Building 1. A second driveway with access to Fox Valley Road runs through the northern area of the site and
ramps down to the basement parking areas below the proposed buildings.


2.3.3 An Asset Protection Zone (APZ) comprising of an inner and outer setback runs around the eastern perimeter of the
proposed development.


                                                 
1http://www.environment.nsw.gov.au/determinations/SydneyTurpentineIronbarkForestEndComListing.html (website current June 2012)
2 http://www.kmc.nsw.gov.au/resources/documents/Tree_Preservation.pdf 
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3.0 ARBORICULTURAL IMPACT ASSESSMENT


3.1 Tree to be removed


3.1.1 The supplied plans show that six (6) trees will need to be removed to accommodate the proposed development. These
include two (2) trees with a Retention Value of Priority for Retention, one (1) tree with a Retention Value of Consider for
Retention and three (3) trees with a Retention Value of Consider for Removal (refer Table 1).


Table 1: Trees to be removed
Priority for Retention Consider for Retention Consider for Removal


50 & 66 49 28, 74 & 76


3.1.2 An additional tree is also proposed for removal as part of the development. Whilst not affected by the proposed works,
this tree is not considered worthy of retention in the short term. This tree is discussed in detail below:


3.1.3 Tree 48 has been identified as Prunus armeniaca (Apricot). This tree has been determined to be of low Landscape
Significance, with an estimated Useful Life Expectancy (ULE) range of less than 5 years and has been allocated a
Retention Value of Priority for Removal.


3.1.4 The tree’s health has been assessed as poor due to the presence of moderate volumes of large diameter (>75mmø)
deadwood and high volumes of small diameter (<25mmø) epicormic growth within its crown. The structural condition
of the tree has been assessed as poor due to the presence of a number of wounds that are in various stages of decay.


3.1.5 Trees 29, 30, 31, 32 and 75 are to be removed as part of RMS road widening works, which is being assessed as part of a
separate Development Application.  


3.2 Tree to be retained


3.2.1 The supplied plans show that thirty three (33) trees are to be retained as part of the proposed development. These
include sixteen (16) trees with a Retention Value of Priority for Retention, nine (9) trees with a Retention Value of
Consider for Retention, two (2) trees with a Retention Value of Consider for Removal and six (6) trees with a Retention
Value of Priority for Removal (refer Table 2).


Table 2: Trees to be retained
Priority for Retention Consider for Retention Consider for Removal Priority for Removal


39, 40, 43, 47, 52, 53, 55,
56, 57, 59, 63, 64, 65, 68,
70 & 72


33, 35, 37, 45, 46, 51, 54,
58 & 73


41 & 71 34, 36, 38, 44, 67 & 69


3.2.2 Of the trees listed above, works are located with the Tree Protection Zone (TPZ) of nine (9) trees; these are Trees 35,
40, 51, 52, 55, 56, 63, 65 and 69. These trees are discussed in detail below.


3.2.3 The supplied plans show that works are proposed within the TPZ of Trees 40, 51, 52, 55, 56, 65 and 69. As the incursion
into the TPZ is 10% or less than the total TPZ area, the extent of works represents a Minor Encroachment as defined by
Australian Standard 4970 2009 Protection of Trees on Development Sites (AS 4970). A Minor Encroachment is
considered acceptable by AS 4970 when it is compensated for elsewhere and contiguous within the TPZ. The incursion
into the TPZ can be compensated for by extending the areas of the TPZs.
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3.2.4 The supplied plans show that demolition of pavement/structures is proposed within the TPZ of Tree 35. To minimise
the impact of the works, tree sensitive demolition methods should be used for the removal of existing
pavement/structures.


3.2.5 Sections 1.9 and 1.10 of the Tree Protection Specification (Appendix 5) provides a detailed specification for undertaking
these works.


3.2.5 The supplied plans show that the new driveway is proposed within the TPZ of Tree 63. An anchored shotecrete wall has
been designed to minimize over excavation and battering. This will result in an excavation of up to 18% of its TPZ. No
works are to be undertaken within its Structural Root Zone (SRZ).


3.2.6 It is possible that the excavation works may impact the tree’s health and ULE. The decline in health of a tree impacted
by development works may be a slow process spanning a number of years. However, even in a reduced state of health,
the retention of an existing indigenous tree, provides habitat for wildlife and also maintains a degree of canopy cover
whilst new trees become established.


3.2.7 Root pruning along the line of the proposed basement should be undertaken prior to the installation of the shotecrete
wall to prevent tearing and shattering damage to the roots (which can extend beyond the point of excavation back
towards the tree) from excavation equipment. Section 1.12 of the Tree Protection Specification (Appendix 5) provides a
detailed specification for undertaking these works.


3.3 Replacement Planting


3.3.1 The supplied Landscape Plan shows the replacement planting is to include the installation of approximately twenty
three (23) trees within the subject site.


3.3.2 The new tree plantings should be supplied in accordance with Natspec Guide Specifying Trees.


4.0 CONCLUSION


4.1 Fifty (50) trees have been surveyed as part of this assessment. In general the subject trees have been assessed as being
of good to fair health and fair to poor structural condition.


4.2 The proposal involves the demolition of existing structures on the subject site and construction of three individual
buildings, basement parking and driveway access.


4.3 The supplied plans show that six (6) trees will need to be removed to accommodate the proposed development; these
are Trees 28, 49, 50, 66, 74 and 76. Of these, Trees 28, 74 and 76 have been determined to be of low Landscape
Significance and their removal should have a minimal impact on the amenity of the site.


4.4 Whilst not affected by the proposed works, Tree 48 is also proposed for removal as part of the development. This tree
has been allocated a Retention Value of Priority for Removal is not considered worthy of retention in the short term.


4.5 Trees 29, 30, 31, 32 and 75 are to be removed as part of RMS road widening works, which is being assessed as part of a
separate Development Application.
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4.6 The supplied plans show that thirty three (33) trees are to be retained as part of the proposed development. These are
Trees 33 41, 43 47, 51 59, 63 65 and 67 73.


4.7 The supplied plans show that works are proposed within the TPZ of Trees 40, 51, 52, 55, 56, 65 and 69. The extent of
works represents a Minor Encroachment as defined by AS 4970. The incursion into the TPZ can be compensated for by
extending the areas of the TPZ.


4.8 The supplied plans show that demolition of pavement/structures is proposed within the TPZ of Tree 35. To minimise
the impact of the works, tree sensitive demolition methods as outlined within Sections 1.9 and 1.10 of the Tree
Protection Specification (Appendix 5) should be used for the removal of existing pavement/structures.


4.9 The supplied plans show that the new driveway is proposed within the TPZ of Tree 63. This will result in an excavation
of up to 18% of its TPZ. No works are to be undertaken within its SRZ. It is possible that the excavation works may
impact the tree’s health and Useful Life Expectancy. However, even in a reduced state of health, the retention of an
existing indigenous tree, provides habitat for wildlife and also maintains a degree of canopy cover whilst new trees
become established. Root pruning as outlined within Section 1.12 of the Tree Protection Specification (Appendix 5)
should be undertaken along the line of the proposed basement prior to the installation of the shotecrete wall within
the TPZ of Tree 63.


4.10 The supplied Landscape Plan shows the replacement planting is to include the installation of approximately twenty
three (23) trees within the subject site. The new tree plantings should be supplied in accordance with Natspec Guide
Specifying Trees.


4.11 The trees to be retained should be protected as outlined within the Tree Protection Specification attached as Appendix
5.


NOTE 1: Reference should be made to any relevant legislation including Tree Preservation Orders. All recommendations
contained within this report are subject to approval from the relevant Consent Authority.


NOTE 2: This report provides recommendations relating to tree management only. Advice should be sought from appropriately
qualified consultants regarding design/construction issues.


NOTE 3: It should be acknowledged that a comprehensive hazard assessment and management plan for the trees is beyond the
scope of this report.


AS 4970, 2009: Tree iQ amended and reproduced under copyright Licence1110 c049
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6.0 APPENDICES
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Appendix 1: Methodology


1.1 Site Inspection: This report was determined as a result of a comprehensive site inspection during December 2012. The
comments and recommendations in this report are based on findings from this site inspection.


1.2 Visual Tree Assessment (VTA): The subject tree(s) was visually assessed from the ground using the industry standard,
VTA criteria and notes. The inspection was limited to a visual examination of the subject tree(s) from ground level only.
No internal diagnostic testing was undertaken as part of this assessment. Trees outside the subject site were assessed
from the property boundaries only.


1.3 Tree Dimensions: The dimensions of the subject tree(s) are approximate only.


1.4 Tree Locations: The location of the subject tree(s) was determined from the supplied plans attached as Appendix 3.
Trees not shown on the supplied plans have been plotted in their approximate location only.


1.5 Trees & Development: Tree Protection Zones, Tree Protection Measures and Sensitive Construction Methods for the
subject tree were based on methods outlined in Australian Standard 4970 2009 Protection of Trees on Development
Sites.


The Tree Protection Zone (TPZ) is described in the Standard as a combination of the root area and crown area requiring
protection. It is an area isolated from construction disturbance, so that the tree remains viable.


The Structural Root Zone (SRZ) is described in the Standard as the area around the base of a tree required for the tree’s
stability in the ground. Severance of structural roots within the SRZ is not recommended as it may lead to the
destabilisation and/or demise of the tree.


In some cases it may be possible to encroach into or make variations to the standard. A Minor Encroachment is less
than 10% of the area of the TPZ and is outside the SRZ. The area lost to this encroachment should be compensated for
elsewhere and contiguous with the TPZ. A Major Encroachment is greater than 10% of the TPZ or inside the SRZ. In this
situation the Project Arborist must demonstrate that the tree would remain viable. This may require root investigation
by non destructive methods or the use of sensitive construction methods.


1.6 Tree Health: The health of the subject tree(s) was determined by assessing:


I. Foliage size and colour
II. Pest and disease infestation
III. Extension growth
IV. Crown density
V. Deadwood size and volume
VI. Presence of epicormic growth


1.7 Tree Structural Condition: The structural condition of the subject tree(s) was assessed by:


I. Visible evidence of structural defects or instability
II. Evidence of previous pruning or physical damage


Where the tree’s base could not be accessed, no structural rating has been allocated.


1.8 Useful Life Expectancy (ULE): The ULE is an estimate of the longevity of the subject tree(s) in its growing environment.
The ULE is modified where necessary to take in consideration tree(s) health, structural condition and site suitability. The
tree(s) has been allocated one of the following ULE categories (Modified from Barrell, 2001):


I. 40 years +
II. 15 40 years
III. 5 15 years
IV. Less than 5 years
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1.9 Landscape Significance: Landscape Significance was determined by assessing the combination of the cultural,
environmental and aesthetic values of the subject tree(s). Whilst these values are subjective, a rating of high, moderate,
low or insignificant has been allocated to the tree(s). This provides a relative value of the tree’s Landscape Significance
which may aid in determining its Retention Value. If the tree(s) can be categorized into more than one value, the higher
value has been allocated.


Landscape
Significance


Description


Very High


The subject tree is listed as a Heritage Item under the Local Environmental Plan with a local or state
level of significance.
The subject tree is listed on Council’s Significance Tree Register.
The subject tree is a remnant tree.


High


The subject tree creates a ‘sense of place’ or is considered ‘landmark’ tree.
The subject tree is of local, cultural or historical importance or is widely known.
The subject tree is scheduled as a Threatened or Vulnerable Species or forms part of an Endangered
Ecological Community under the provisions of the Threatened Species Conservation Act 1995 (NSW)
or the Environmental Protection and Biodiversity Conservation Act 1999.
The subject tree is known to provide habitat to a threatened species.
The subject tree is an excellent representative of the species in terms of aesthetic value.
The subject tree is of significant size, scale or makes a significant contribution to the canopy cover of
the locality.
The subject tree forms part of the curtilage of a heritage item with a known or documented
association with that item.


Moderate


The subject tree makes a positive contribution to the visual character or amenity of the area.
The subject tree provides a specific function such as screening or minimising the scale of a building.
The subject tree has a known habitat value.
The subject tree is a good representative of the species in terms of aesthetic value.


Low


The subject tree is an environmental pest species or is exempt under the provisions of the local
Council’s Tree Preservation Order.
The subject tree makes little or no contribution to the amenity of the locality.
The subject tree is a poor representative of the species in terms of aesthetic value.


Insignificant The subject tree is declared a Noxious Weed under the Noxious Weeds Act
The above table has been modified from the Earthscape Criteria for Assessment of Landscape Significance


1.10 Retention Value: Retention Value was based on the subject tree’s Useful Life Expectancy and Landscape Significance.
The Retention Value was modified where necessary to take in consideration the subject tree’s health, structural
condition and site suitability. The subject tree(s) has been allocated one of the following Retention Values:


I. Priority for Retention
II. Consider for Retention
III. Consider for Removal
IV. Priority for Removal


ULE Landscape Significance
Very High High Moderate Low Insignificant


40 years +
Priority for
Retention


Priority for Retention
Consider for


Removal
Priority for
Removal


15 40 years
Priority for
Retention


Consider for Retention


5 15 years Consider for Retention
Less than 5


years
Consider for


Removal
Priority for Removal


The above table has been modified from the Footprint Green Tree Significance and Retention Value Matrix.
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Appendix 2: Tree Assessment Schedule


Tree
No. Species DBH


(mm)
Height


(m)


Radial
Crown
Spread


(m)


Health
Rating


Structural
Rating Comments ULE


(years) L/Significance Retention
Value


TPZ
(m) Implication


28 Jacaranda mimosifolia
(Jacaranda) 250 8 6 Good Good Crown density 75 100%. 15 40 Low


Consider
for


Removal
3 Remove. Building footprint.


29 Eucalyptus elata
(River Peppermint)


450
450 15 8 Fair Poor


Small (<25mm), medium (25 75mm) &
large (75mm+) diameter deadwood in
low volumes. Large basal wound with
advanced stages of decay. Wounds
with decay on main branches. Crown
density 25 50%.


<5 Moderate
Priority


for
Removal


7.7 Remove. Road widening.


30 Eucalyptus microcorys
(Tallowwood) 800 20 10 Good Good


Previous branch failure/s. Medium (25
75mm) deadwood in low volumes.
Mechanical damage to exposed surface
roots.


15 40 High
Priority


for
Retention


9.6 Remove. Road widening.


31 Eucalyptus microcorys
(Tallowwood) 800 20 10 Good Fair


Seam of depressed tissue at 5m.
Mechanical damage to exposed surface
roots.


15 40 High
Priority


for
Retention


9.6 Remove. Road widening.


32 Eucalyptus botryoides
(Bangalay) 600 20 7 Fair Good


Crown density 75 100%. Large
(>75mm) epicormic growth in low
volumes. Wound/s, no visible signs of
decay. Wound/s, early stages of decay.
Mechanical damage to exposed surface
roots.


5 15 Moderate
Consider


for
Retention


7.2 Remove. Road widening.


33 Angophora costata
(Sydney Red Gum) 550 13 8 Fair Poor


Wound/s, no visible signs of decay.
Borer. Medium (25 75mm) deadwood
in low volumes.


5 15 High
Consider


for
Retention


6.6 Retain. No works within
TPZ.


34 Eucalyptus saligna
(Sydney Blue Gum) 500 13 5 Poor Poor


Crown density 25 50%. Medium (25
75mm) deadwood. Large (>75mm)
diameter deadwood in high volumes.
Wound/s, early stages of decay. Seam
of depressed tissue on trunk.


<5 High
Priority


for
Removal


6 Retain. No works within
TPZ.
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Tree
No. Species DBH


(mm)
Height


(m)


Radial
Crown
Spread


(m)


Health
Rating


Structural
Rating Comments ULE


(years) L/Significance Retention
Value


TPZ
(m) Implication


35 Eucalyptus scoparia
(Willow Gum) 650 16 7 Fair Poor


Small (<25mm) diameter deadwood.
Medium (25 75mm) deadwood. Large
(>75mm) diameter deadwood in
moderate volumes.


5 15 Moderate
Consider


for
Retention


7.8


Retain. Major
encroachment. Use tree


sensitive demolition
methods.


36 Allocasuarina littoralis
(Black She Oak) 200 6 5 Poor Fair


Crown density 0 25%. Crown density
25 50%. Partially suppressed.
Phototropic lean, moderate. Fine
weeping foliage.


<5 Moderate
Priority


for
Removal


2.4 Retain. No works within
TPZ.


37 Syncarpia glomulifera
(Turpentine) 350 15 4 Good Poor Seam of depressed tissue at 4m.


Wound/s, no visible signs of decay. 5 15 High
Consider


for
Retention


4.2 Retain. No works within
TPZ.


38 Allocasuarina littoralis
(Black She Oak) 350 7 5 Fair Poor


Wound/s, early stages of decay.
Phototropic lean, severe. Large
(>75mm) epicormic growth in
moderate volumes. Heavily
suppressed.


<5 Moderate
Priority


for
Removal


4.2 Retain. No works within
TPZ.


39 Angophora costata
(Sydney Red Gum) 550 17 9 Good Fair


Large (>75mm) diameter deadwood in
low volumes. Wound/s, early stages of
decay.


15 40 High
Priority


for
Retention


6.6 Retain. No works within
TPZ.


40 Eucalyptus paniculata
(Grey Ironbark) 250 14 8 Good Good


Iron bark. Brown bark. Small leaves.
Medium (25 75mm) deadwood in low
volumes. Partially suppressed.


15 40 High
Priority


for
Retention


3 Retain. Minor
encroachment, driveway.


41 Allocasuarina littoralis
(Black She Oak) 200 9 3 Fair Fair


Heavily suppressed. Crown density 50
75%. Small (<25mm) diameter
deadwood in moderate volumes.


5 15 Low
Consider


for
Removal


2.4 Retain. No works within
TPZ.


42 Dead


43 Syncarpia glomulifera
(Turpentine) 400 13 7 Good Fair Seam of depressed tissue on trunk.


Partially suppressed. 15 40 High
Priority


for
Retention


4.8 Retain. No works within
TPZ.


44 Syncarpia glomulifera
(Turpentine) 200 16 2 Poor Poor Possible lightning strike. Crown density


0 25%. <5 High
Priority


for
Removal


2.4 Retain. No works within
TPZ.


45 Syncarpia glomulifera
(Turpentine) 150 8 1 Good Fair Wound/s, early stages of decay.


Partially suppressed. 5 15 High
Consider


for
Retention


2 Retain. No works within
TPZ.


46 Syncarpia glomulifera
(Turpentine) 150 9 4 Good Fair Wound/s, early stages of decay.


Heavily suppressed. 5 15 High
Consider


for
Retention


2 Retain. No works within
TPZ.
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Tree
No. Species DBH


(mm)
Height


(m)


Radial
Crown
Spread


(m)


Health
Rating


Structural
Rating Comments ULE


(years) L/Significance Retention
Value


TPZ
(m) Implication


47 Syncarpia glomulifera
(Turpentine) 400 16 8 Good Fair Branch inclusion/s, minor. Partially


suppressed. 15 40 High
Priority


for
Retention


4.8 Retain. No works within
TPZ.


48 Prunus armeniaca
(Apricot)


150
100 6 6 Fair Poor


Wound/s, advanced stages of decay.
Large (>75mm) diameter deadwood in
moderate volumes. Small (<25mm)
epicormic growth in high volumes.


<5 Low
Priority


for
Removal


2.3
Remove. Minor


encroachment. Tree not
worthy of retention.


49
Pittosporum
undulatum
(Native Daphne)


200
100
100


6 6 Good Good
Partially suppressed. Phototropic lean,
moderate. Land drain outfall erosion at
base.


5 15 High
Consider


for
Retention


3 Remove. Driveway
footprint. Within APZ.


50 Syncarpia glomulifera
(Turpentine)


250
200 15 3 Good Fair Mature epicormics from stump. 15 40 High


Priority
for


Retention
4 Remove. Major


encroachment, driveway.


51 Eucalyptus elata
(River Peppermint)


450
450
200


18 10 Fair Fair
Crown density 50 75%. Wound/s, early
stages of decay. Medium (25 75mm)
deadwood in low volumes.


5 15 High
Consider


for
Retention


8 Retain. Minor
encroachment, driveway.


52 Syncarpia glomulifera
(Turpentine) 600 17 5 Good Good Crown density 75 100%. Medium (25


75mm) deadwood in low volumes. 40+ High
Priority


for
Retention


7.2 Retain. Minor
encroachment, driveway.


53 Syncarpia glomulifera
(Turpentine) 400 16 3 Good Good Partially suppressed. Medium (25


75mm) deadwood in low volumes. 40+ High
Priority


for
Retention


4.8 Retain. No works within
TPZ.


54
Pittosporum
undulatum
(Native Daphne)


200 9 6 Good Good Heavily suppressed. Medium (25
75mm) deadwood in low volumes. 5 15 High


Consider
for


Retention
2.4 Retain. No works within


TPZ.


55 Syncarpia glomulifera
(Turpentine) 550 16 7 Good Good 40+ High


Priority
for


Retention
6.6 Retain. Minor


encroachment, driveway.


56 Syncarpia glomulifera
(Turpentine) 700 18 8 Good Fair


Wound/s, early stages of decay. Storm
damage. Previous branch failure/s.
Medium (25 75mm) deadwood in low
volumes.


40+ High
Priority


for
Retention


8.4 Retain. Minor
encroachment, driveway.


57 Syncarpia glomulifera
(Turpentine) 250 9 6 Good Good Partially suppressed. 40+ High


Priority
for


Retention
3 Retain. No works within


TPZ.


58 Angophora costata
(Sydney Red Gum) 450 12 12 Fair Fair


Phototropic lean, moderate. Co
dominant inclusion. Partially
suppressed. Crown density 50 75%.


5 15 High
Consider


for
Retention


5.4 Retain. No works within
TPZ.
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Tree
No. Species DBH


(mm)
Height


(m)


Radial
Crown
Spread


(m)


Health
Rating


Structural
Rating Comments ULE


(years) L/Significance Retention
Value


TPZ
(m) Implication


59 Syncarpia glomulifera
(Turpentine) 150 8 3 Good Good


Heavily suppressed. Small (<25mm)
diameter deadwood in moderate
volumes.


15 40 High
Priority


for
Retention


2 Retain. No works within
TPZ.


60
Liquidamber
styraciflua
(Liquidambar)


300 7 4 Good Good Partially suppressed. 15 40 Moderate
Consider


for
Retention


3.6 Not covered by Council TPO


61 Eribotrya japonica
(Loquat Tree)


200
200
100


7 6 Good Fair
Trunk cavity, minor. Branch inclusion/s,
minor. Small (<25mm) diameter
deadwood in low volumes.


5 15 Low
Consider


for
Removal


3.6 Not covered by Council TPO


62 Eribotrya japonica
(Loquat Tree)


100
100 7 3 Good Poor


Wound/s, advanced stages of decay.
Heavily suppressed. Co dominant
inclusion.


<5 Low
Priority


for
Removal


2 Not covered by Council TPO


63 Syncarpia glomulifera
(Turpentine) 600 14 6 Good Good Climber in crown. 40+ High


Priority
for


Retention
7.2 Retain. Major


encroachment, driveway.


64 Syncarpia glomulifera
(Turpentine)


200
50 7 3 Good Fair Mature coppice regrowth. Climber in


growth. Partially suppressed. 15 40 High
Priority


for
Retention


2.5 Retain. No works within
TPZ.


65 Syncarpia glomulifera
(Turpentine) 550 15 8 Good Fair


Branch inclusion/s, typical of species.
Small (<25mm) diameter deadwood.
Medium (25 75mm) deadwood in low
volumes.


40+ High
Priority


for
Retention


6.6 Retain. Minor
encroachment, driveway.


66 Eucalyptus pilularis
(Blackbutt) 1100 22 14 Good Fair


Medium (25 75mm) epicormic growth
in moderate volumes. Mechanical
damage to exposed surface roots.


15 40 High
Priority


for
Retention


13.2 Remove. Major
encroachment, driveway.


67 Allocasuarina littoralis
(Black She Oak)


300
250 11 6 Fair Poor Fungal bracket/s. Wound/s, early


stages of decay. Crown density 25 50%. <5 Moderate
Priority


for
Removal


4.8 Retain. No works within
TPZ.


68 Syncarpia glomulifera
(Turpentine)


450
500 16 6 Good Fair


Wound/s, early stages of decay.
Medium (25 75mm) deadwood in low
volumes. Two trees. Remove western
stem. Partially suppressed.


15 40 High
Priority


for
Retention


8.2 Retain. No works within
TPZ.


69 Eucalyptus pilularis
(Blackbutt)


900
1200 20 12 Fair Poor


Wound/s, early stages of decay.
Wound/s, advanced stages of decay.
Crown consists mainly of epicormic
growth. Large (>75mm) diameter
deadwood in moderate volumes.


<5 High
Priority


for
Removal


15
Retain. Minor


encroachment, exhaust
shaft.
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Tree
No. Species DBH


(mm)
Height


(m)


Radial
Crown
Spread


(m)


Health
Rating


Structural
Rating Comments ULE


(years) L/Significance Retention
Value


TPZ
(m) Implication


70 Eucalyptus paniculata
(Grey Ironbark) 500 16 10 Good Fair Medium (25 75mm) deadwood in low


volumes. Adaptive growth trunk at 5m 15 40 High
Priority


for
Retention


6 Retain. No works within
TPZ.


71 Callitris spp. (Cypress
Pine) 400 12 3 Good Fair Partially suppressed. Wound/s, early


stages of decay. 5 15 Low
Consider


for
Removal


4.8 Retain. No works within
TPZ.


72 Syncarpia glomulifera
(Turpentine) 650 18 5 Good Fair Co dominant inclusion. Medium (25


75mm) deadwood in low volumes. 15 40 High
Priority


for
Retention


7.8 Retain. No works within
TPZ.


73 Eucalyptus resinifera
(Red Mahogany) 550 17 9 Fair Fair


Co dominant inclusion. Major. Large
(>75mm) diameter deadwood in
moderate volumes. Cult pit under
rootplate in srz.


5 15 High
Consider


for
Retention


6.6 Retain. No works within
TPZ.


74 Melia azedarach
(White cedar) 300 7 4 Good Fair


Wound/s, early stages of decay.
Medium (25 75mm) deadwood in low
volumes.


5 15 Low
Consider


for
Removal


3.6 Remove. Driveway
footprint.


75
Callistemon viminalis
(Weeping
Bottlebrush)


150
150
150


5 3 Good Fair Branch inclusion/s, major. Lopped for
line clearance. 5 15 Low


Consider
for


Removal
3.1 Remove. Road widening.


76 Jacaranda mimosifolia
(Jacaranda) 150 5 3 Good Fair Co dominant inclusion. 15 40 Low


Consider
for


Removal
2 Remove. Landscape


treatment.


77 Robinia pseudoacacia
'Frisia' (Robinia)


250
200 7 4 Good Fair Co dominant inclusion. Branch


inclusion/s, major. 5 15 Moderate
Consider


for
Retention


4 Not covered by Council TPO
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Appendix 3: Supplied Plans
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Appendix 4: Plates


Plates (left to right)
Plate 1: Tree 77


Plate 2: Tree 29 (foreground)


Plate 3: Trees 33, 34 & 35 (right to left)


Plate 4: Tree 51 (centre of frame)


Plate 5: Tree 63 showing extensive
Bougainvillea growth throughout the
crown


Plate 6: Tree 73 (foreground)
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Appendix 5: Tree Protection Specification


1.0 Appointment of Project Arborist
A Project Arborist shall be engaged prior the commencement of work on site and monitor compliance with the protection
measures. The Project Arborist shall inspect the tree protection measures and Compliance Certification shall be prepared by the
Project Arborist for review by the Principal Certifying Authority prior to the release of the Compliance Certificate.


The Project Arborist shall have a minimum qualification equivalent (using the Australian Qualifications Framework) of NSW TAFE
Certificate Level 5 or above in Arboriculture.


The site specific requirement for mulching, irrigation, the location of tree protection fencing and temporary access, and other
specific tree protection measures shall be confirmed through consultation between the Head Contractor/Project Manager and
the Project Arborist prior to the commencement of works.


1.1 Compliance
Contractors and site workers shall receive a copy of these specifications a minimum of 3 working days prior to commencing work
on site. Contractors and site workers undertaking works within the Tree Protection Zone shall sign the site log confirming they
have read and understand these specifications, prior to undertaking works on site.


1.2 Tree Protection Zone
The trees to be retained shall be protected prior and during construction from activities that may result in an adverse effect on
their health or structural condition. The area within the Tree Protection Zone (TPZ) shall exclude the following activities, unless
otherwise stated:


 Modification of existing soil levels
 Excavations and trenching
 Cultivation of the soil
 Mechanical removal of vegetation
 Soil disturbance
 Movement of natural rock
 Storage of materials, plant or equipment
 Erection of site sheds
 Affixing of signage or hoarding to the trees
 Preparation of building materials
 Disposal of waste materials and chemicals
 Lighting fires
 Refuelling
 Movement of pedestrian or vehicular traffic
 Temporary or permanent location of services, or the works required for their installation
 Any other activities that may cause damage to the tree


NOTE: If access, encroachment or incursion into the TPZ is deemed essential, prior authorisation is required by the Site Arborist.


1.3 Tree Protection Fencing
Tree Protection Fencing shall be installed at the perimeter of the TPZ. Due to the trees’ location and proximity to one another,
TPZ areas shall be combined to form one large TPZ. Fencing shall be placed immediately adjacent to the eastern edge of the road
as indicated on the Site Plan. As a minimum, the Tree Protection Fence shall consist of 1.8m high wire mesh panels supported by
concrete feet. Fence panels shall be fastened together and supported to prevent sideways movement. The fence must have a
lockable opening for access. The tree shall not be damaged during the installation of the Tree Protection Fencing. at the Refer to
Appendix 6: Typical Tree Protection Details (3).


1.4 Signage
Signs identifying the TPZ should be placed around the edge of the TPZ and be visible from within the development site. The
lettering on the sign should comply with Australian Standard 1319 (1994) Safety signs for the occupational environment. The
signage shall be installed prior to the commencement of works on site and shall be maintained in good condition for the
duration of the development period.
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1.5 Trunk & Branch Protection
Where deemed necessary by the Project Arborist, trunk protection shall be installed by wrapping padding around the trunk to a
minimum height of 2m or as the lower branches permit. 2m lengths of timber battons (75 x 50 x 200mm) spaced at 100mm
centres shall be strapped together and placed over the padding. Branch protection shall be installed to those branches 1m or
closer to scaffolding. Branch protection shall be installed by wrapping padding around the branch. Refer to Appendix 6: Typical
Tree Protection Details (4).


1.6 Site Management
Materials and waste storage, site sheds and temporary services shall not be located within the TPZ.


1.7 Ground Protection & Temporary Access
Where required, Ground Protection & Temporary Access within the TPZ shall be shall be confirmed through consultation
between the Head Contractor/Project Manager and the Project Arborist.


Where light traffic access <3.5tons is required the ground surface shall be protected by a 100mm deep mulch cover overlaid
with rumble boards/road plates. The mulch shall be Horticultural Grade Pine Bark as certified to AS4454: Composts, Soil
Conditioners and Mulches (1997). The mulch shall be spread by hand to avoid soil disturbance and compaction.


Where heavy traffic access >3.5 tons is required the ground surface shall be protected by a layer of geo textile fabric over a
100mm layer of compacted road base. The geo textile shall extend a minimum of 300mm beyond the edge of the mulch and
road base. When removing temporary access road the material shall be removed with care to prevent disturbance of natural
ground levels below. Refer to Appendix 6: Typical Tree Protection Details (4).


1.8 Works within the Tree Protection Zones
In some cases works within the TPZ may be authorized by the determining authority. These works shall be supervised by the
Project Arborist. When undertaking works within the TPZ, care should be taken to avoid damage to the tree’s root system,
trunks and lower branches.


If structural roots (>25mmø) are encountered during the demolition, excavation and construction works, these roots must be
retained in an undamaged condition and advice sought from the Project Arborist. Adjustment of final levels and design shall
remain flexible to enable the retention of structural roots (>25mmø) where deemed necessary by the Project Arborist.


1.9 Structure Demolition
Demolition of existing structures within the TPZ shall be supervised by the Project Arborist. Machinery is to be excluded from
the TPZ unless operating from the existing slabs or pavements. Machinery should not contact the tree’s roots, trunk, branches
and crown.


When removing slab sections within TPZ, machinery shall work backwards out of the TPZ to ensure machinery remains on un
demolished sections of slab at all times. Wherever possible, footings or elements below grade shall be retained to minimise
disturbance to the tree’s roots.


Where deemed necessary by the Project Arborist, the structures shall be shattered prior to removal with a hand operated
pneumatic/electric breaker.


If structural roots (>25mmø) are encountered during the demolition works, these roots must be retained in an undamaged
condition and advice sought from the Project Arborist. Exposed roots shall be protected from direct sunlight, drying out and
extremes of temperature by covering with a 10mm thick jute mat. The mat shall be kept in a damp condition at all times. Where
the Project Arborist determines that the subject tree is using underground elements (i.e footings, pipes, rocks, kerbs etc.) for
support, these elements shall be left in situ.


1.10 Pavement Demolition
Demolition of the existing pavements within the TPZ shall be supervised by the Project Arborist. The existing pavement shall be
carefully lifted by hand to minimise damage to the existing sub base and to prevent damage to tree roots. Wherever possible,
the existing sub base material shall remain in situ.


Machinery is to be excluded from the TPZ unless operating from existing slabs or pavements. Machinery should not contact the
tree’s roots, trunk, branches and crown.
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The exposed roots shall be protected from direct sunlight, drying out and extremes of temperature by covering with a 10mm
thick jute mat. The mat shall be kept in a damp condition at all times.


If structural roots (>25mmø) are encountered during the lifting of the existing pavement surfaces, these roots must be retained
in an undamaged condition and advice sought from the Project Arborist.


Where the Project Arborist determines that the subject tree is using underground elements (i.e footings, pipes, rocks, kerbs etc.)
or support, these elements shall be left in situ.


1.11 Underground Services
Installation of underground services within the TPZ shall be supervised by the Project Arborist. Wherever possible, underground
services shall not be located within the TPZ.


Where underground services run through the TPZ of trees to be retained, hand trenching/hydro vacuum excavation methods
shall be used to minimise damage to tree roots. When undertaking hydro vacuum excavation, the tip of the high pressure lance
is not to be pointed directly at roots at close range to avoid the removal or damage to bark. It is essential that the bark of roots
remain intact.


If structural roots (>25mmø) are encountered during the excavation works, these roots should be retained in an undamaged
condition and advice sought from the Project Arborist. In section of trench where structural roots (>25mmø) are present and are
to be retained, the services shall be either be re routed or where falls permit, feed below these roots.


If there is any delay between excavation works and backfilling, exposed roots shall be protected from direct sunlight, drying out
and extremes of temperature by covering with a 10mm thick jute mat. The mat shall be kept in a damp condition at all times.


Root pruning and excavations shall be undertaken as outlined within Section 1.15.


1.12 Excavations & Root Pruning
Excavations and root pruning within the TPZ shall be supervised by the Project Arborist. Excavations within the TPZ shall be
avoided wherever possible.


Pruned roots shall be cleanly severed with sharp pruning implements to ensure a smooth wound face, free from tears.
Severance of structural roots (>25mmø) within the Structural Root Zone is not recommended as it may lead to tree
destabilisation. All root pruning requires approval from the Project Arborist.
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Appendix 6: Typical Tree Protection Details


Adapted from AS 4970 2009 Protection of Trees on Development Sites
(Source: Institute of Australian Consulting Arboriculturists)







Tree Protection Fencing Not to Scale03


Option 1 - Fencing
1.8m high chain wire mesh panels with 
shade cloth attached (if required), held in 
place with concrete feet.


Maximum 100mm and minimum 50mm 
depth mulch or aggregate layer installed 
across surface of TPZ.


Bracing is permissible within the TPZ.


Tree Protection Zone (TPZ) sign


Note:
No excavation, construction activity, grade 
changes, surface treatment or storage of 
materials of any kind is permitted within the 
TPZ.


Installation of supports should avoid 
damaging roots.


Option 2 - Fencing
Plywood or wooden panel paling fence.  
This type of fencing material also prevents 
building materials or soil entering the TPZ.


B
as


ed
 o


n 
IA


C
A


 M
em


be
rs


 li
ce


nc
e 


of
 A


S
49


70
-2


00
9


Copyright © 2010 IACA


®







Branch Protection - use boards and 
padding to prevent damage to bark on 
branch.  Boards are to be strapped, not 
screwed or nailed to the branch.


Examples of Branch, Trunk and Ground Protection Not to Scale04


Trunk Protection - use boards and 
padding to prevent damage to bark 
(minimum 2m).  Boards are to be strapped, 
not screwed or nailed to the trunk.


Geotextile fabric underneath mulch or 
aggregate layer.


Maximum 100mm and minimum 50mm 
depth mulch or aggregate layer.


Ground Protection - use device strapped 
over mulch or aggregate layer.  Ground 
protection device should be of a suitable 
thickness to prevent soil compaction and 
root damage.


Steel plates (or approved equivalent) with 
or without mulch or aggregate layer below.
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Branches may require pruning to erect 
scaffolding.  Pruning may be subject to local 
regulations.  Flexible branches should be 
tied back in preference to pruning.


Soleplate over geotextile.  No excavation 
for soleplate within TPZ.


Maximum 100mm and minimum 50mm 
depth mulch or aggregate layer within TPZ.


Geotextile fabric


Minimum 1.8m high hoarding.  Temporary 
fencing may be incorporated into 
scaffolding as either containment screening 
or as hoarding.


Note:
If excavation is required for installation of 
support post for fencing, the Project Arborist 
should assess any pruning of roots greater 
than 20mm diameter.


Boards or plywood to be installed over 
mulch or aggregate layer for any areas 
requiring access within the TPZ.


Indicative Scaffolding within a Tree Protection Zone (TPZ) Not to Scale05


Scaffold planks
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1. EXECUTIVE SUMMARY 


The Access Review Report is a key element in design development of the 


proposed development and an appropriate response to the AS1428 series, 


Building Code of Australia (BCA), and ultimately the Commonwealth 


Disability Discrimination Act (DDA).  


Morris-Goding Accessibility Consulting has prepared the Access Report to 


provide advice and strategies to maximise reasonable provisions of access for 


people with disabilities. 


The development has been reviewed to ensure that ingress and egress, paths 


of travel; circulation areas and toilets comply with relevant statutory 


guidelines.   


In general, the development has accessible paths of travel that are continuous 


throughout.  In line with the report’s recommendations, the proposed 


development has demonstrated an appropriate degree of accessibility.  The 


Development Application drawings indicate that compliance with statutory 


requirements, pertaining to site access, common area access, accessible 


parking and accessible sanitary facilities, can be readily achieved. 


The recommendations in this report are associated with detailed design.  


These recommendations should be addressed prior to construction certificate. 


The main recommendations that have risen from the access review include: 


(i) The mid landing of the ramp would need to have an area of 2070mm x 


1540mm to allow a wheelchair user to functionally turn in accordance 


with AS1428.1.   


(ii) Provide a left handed pan within the accessible toilet on level 2. 
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2. INTRODUCTION 


2.1. General 


Sydney Adventist Church has engaged Morris-Goding Accessibility 


Consulting, to provide a design review of the proposed development located 


at 172 Fox Valley Road, Wahroonga. 


The development encompasses 3 buildings connected by a central atrium 


area and bridges on the upper levels.  Building 1 has 3 levels and Buildings 2 


and 3 have 4 levels.  These buildings have a common atrium and 2 basement 


levels of common car parking below.   


The requirements of the investigation are to: 


 Review supplied drawings of the proposed development, 


 Provide a report that will analyse the provisions of disability design of 


the development, and, 


 Recommend solutions that will ensure the design complies with the 


Federal Disability Discrimination Act (DDA), Building Code of Australia 


(BCA) and AS 1428 series. 


2.2. Objectives 


The Access Review Report considers user groups, who include staff and 


visitors.  The Report attempts to deliver equality, independence and 


functionality to people with disabilities inclusive of: 


1. People with sensory impairment 


2. People with mobility impairments 


3. People with dexterity impairments 


The Report seeks to provide compliance with the DDA.  In doing so, the 


Report attempts to eliminate, as far as possible, discrimination against 


persons on the ground of disability. 


2.3. Statutory Requirements 


The following standards are to be used to implement the Report: 


 AS 1428.1 – 2009 (General Requirements for Access) 


 AS 1428.4.1 – 2009 (Tactile Ground Surface Indicators) 


 AS 1735.12 – 1999 (Lifts, Escalators, & Moving Walks) 


 AS2890.6 – 2009 (Car parking) 


 BCA - Building Code of Australia  


 DDA Premises Standards 2010 


 Ku-Ring-Gai Council DCP 1997 
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3. INGRESS & EGRESS 


3.1. Main Entrance 


The path of travel from the site boundary is via an accessible 1:14 ramp.  


This ramp provides access from the Fox Valley Road pedestrian footpath to 


the main entry.   


The main entry has an automatic sliding door operation.  There are 


appropriate circulation areas and a continuous path of accessibility from 


entry ramp into foyer. 


Recommendations: 


(i) The mid landing of the ramp would need to have an area of 2070mm x 


1540mm to allow a wheelchair user to functionally turn in accordance 


with AS1428.1.   


(ii) Ensure ramp and stair has handrails on both sides compliant with 


AS1428.1 and TGSIs compliant with AS1428.4.1. 


3.2. Emergency Egress 


There are 2 emergency egress stairs identified in the drawings.  The main 


accessible emergency egress is via the main entry doors on ground floor. 


Recommendations: 


(i) Consider that emergency services should include audible and visual 


warnings and signals to assist people with sensory disabilities. 


(ii) Consider provision of fire refuges for wheelchair use in all fire stairs 
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4. PATHS OF TRAVEL  


4.1. General 


In general, the main paths of travel throughout all floors of the development 


are level and have appropriate clear widths and circulation areas.  The paths 


of travel are continuous throughout all floors and will suitably allow 


wheelchair users to turn 180º or have the ability to pass another wheelchair 


user when travelling in the opposite direction in accordance with the DDA 


Premises Standards.   


The lifts provide access between all levels of the building.  There is an 


accessible path of travel to the lifts from all other parts of the development. 


4.2. Doors 


In general, all doors within the development have an open clear width of at 


least 850mm, compliant with AS 1428.1.  All doorways required to be 


accessible have appropriate circulation space and clear depth in accordance 


with AS1428.1 Fig. 31.   


4.3. Lifts 


There are 2 passenger lifts accessing all levels of the building.  These lifts are 


located at the centre of the atrium.   


The lift cars have internal dimensions in accordance with AS1735.12 and the 


DDA Premises Standards.  


The lift lobbies on all levels have appropriate circulation areas and will 


suitably allow wheelchair users to turn 180º or have the ability to pass 


another wheelchair user when travelling in the opposite direction in 


accordance with the DDA Premises Standards.    


Recommendation: 


(i) Ensure all lift cars have internal components (control panel, handrails, 


visual & audio devices) that comply with AS1735.12. 


4.4. Internal Stairs 


There are two fire stairways within the development. 


There is a central stair adjacent the lift core that appears to be a 


communication stairway.   


Recommendations: 


(i) Provide handrails on both of stair 5 


(ii) Provide tactile ground indicators at stair, compliant with AS1428.4.1.   
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5. SANITARY FACIILITIES 


5.1. Accessible Toilets 


There are centrally located accessible toilets on each floor.  Each accessible 


toilet is located adjacent to banks of male and female toilets. 


All accessible toilets in the development are identically laid out and all have 


internal dimensions in accordance with AS1428.1-2009.  The internal 


dimension provides sufficient circulation space around the toilet pan and 


washbasin, compliant with AS1428.1.   


Recommendation: 


(i) Provide a left handed pan within the accessible toilet on level 2. 


5.2. Ambulant Cubicles 


All banks of male and female toilets have ambulant cubicles.  All ambulant 


cubicles have a 900mm x 900mm circulation space outside the door.   


Recommendation: 


(i) Reposition the ambulant cubicle away from the entry door in the male 


toilets on all floors.   
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6. MISCELLANEOUS 


6.1. Accessible Car Parking 


There are 2 accessible car bays 28 & 38 that are positioned close to the lift 


lobby which is the appropriate quantum and design in accordance with the 


DDA Premises Standards and Ku-Ring-Gai Council DCP.   


The accessible car bay can achieve dimensions of 5400mm long and 


2400mm wide with an adjacent shared zone 5400mm long and 2400mm 


wide, compliant with AS2890.6.   


There are an additional 4 accessible car bays 60, 61, 76 and 77. 


6.2. Lighting 


Recommendation: 


(i) In general the maintenance illumination levels should be 150 lux for 


paths of travel, corridors and stairs.  Ensure all lighting levels comply 


with AS1680.   


6.3. Signage 


Recommendation: 


(i) Signage to comply with BCA part D3.6.   
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