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Attachment 1

Folder /DA No:

DA/297/2016

PROPERTY:

30 Frances Street, RANDWICK NSW 2031

Proposal:

Refurbishment of Randwick Town Hall including internal
reconfiguration, new entry lobby, public foyer, sanitary and
back-of-house facilities, kitchen, single storey addition at
western end of the building with central mechanical plant area
on the roof, external alterations including re-roofing of the
main building, repair/repaint external walls, changes to
window/door openings on elevations, associated mechanical
and hydraulic services upgrade and new landscaping to Avoca
Street forecourt including removal of existing car parking area
(Heritage Item and Heritage Conservation Area).

Recommendation:

Approval

Relevant Environment Planning Instruments:
1.

SEPPs

State Environmental Planning Policy (Infrastructure) 2007
2.

Randwick LEP 2012

Under the Randwick LEP 2012, the subject site is zoned SP2 – Infrastructure, with the
nominated use being Public Administration Building. The proposal development is classified as
a Public Administration Building and is permissible in the zone. The zoning objectives are
addressed as follows:





To provide for infrastructure and related uses.
To prevent development that is not compatible with or that may detract from the provision
of infrastructure.
To facilitate development that will not adversely affect the amenity of nearby and adjoining
development.
To protect and provide for land used for community purposes.

The RLEP 2012 does not establish generalised development standards for the SP2 zone given
the unique nature of such sites. Accordingly, no height or FSR standards are expressed for the
subject site. The site is not affected by other development considerations such as minimum lot
size, preservation of trees or flooding matters.
It is acknowledged that the subject site is identified as a general heritage item, being the
Randwick Town Hall, whilst also being located within the St Jude’s Heritage Conservation area.
As such, the proposed refurbishment is subject to assessment under Clause 5.10 of the
Randwick LEP 2012.
In this regard, the proposed works will be carried in accordance with the Randwick Town Hall
Heritage Management Plan prepared by Tanner Kibble Denton Pty Ltd.
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Randwick Comprehensive DCP

The Randwick Development Control Plan 2013 (DCP) does not contain specific controls
pertaining to the SP2 zone, given the unique nature of special use sites.
The refurbishment of the existing Town Hall would be assessed in accordance with the general
development controls, contained in Part B of the Randwick DCP 2013.
3.1

General Controls – Part B

Randwick Development Control Plan
The DCP provisions are structured into two components, Objectives and Controls. The
Objectives provide the framework for assessment under each requirement and outline key
outcomes that a development is expected to achieve. The controls contain both numerical
standards and qualitative provisions. Any proposed variations from the controls may be
considered only where the applicant successfully demonstrates that an alternative solution
could result in a more desirable planning and urban design outcome.
The relevant provisions of the DCP are addressed in the table below. (Note: a number of
control provisions that are not related to the proposal have been deliberately omitted.)
DCP
Clause

Control

B2

HERITAGE

2

Development Controls

2.2

Design and Character
All Development
i) Development must
demonstrate how it respects
the heritage values of the
heritage item or the heritage
conservation area (as detailed
in the statements of
significance and key
characteristics outlined in this
section of the DCP).

Heritage Items and Contributory
Buildings
v) Street elevations and visible
side elevations must not be
significantly changed.
Additions must be located to
the rear or to one side of the
building to minimise impact on
the streetscape.

Proposal

Complianc
e

The proposed development is
accompanied by a Statement
of Heritage Impact which
outlines how the proposed
works will retain and reuse,
where reasonable and
appropriate, items of
heritage significance.

Yes

It is noted that the proposed
works primarily relate to
parts of the building that are
identified as having moderate
to little heritage significance.
The proposed works will not
significantly change or
detract from the components
of the building identified as
having high heritage
significance.

Yes

The application does include
partial demolition of the
southern side / Frances
Street elevation, as well as
partially demolishing the
south eastern corner, where
fronting Avoca Street.
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DCP
Clause

Control

Attachment 1

Proposal

Complianc
e

CP2/17

The works to the Avoca
Street frontage include
replacing the existing loading
zone with a simplified foyer /
entrance that facilitates
equitable access to the civic
building. The existing
windows will also be
demolished and replaced with
windows that complement
the windows of the primary
Avoca Street portion of the
building.
The majority of the proposed
works are located along the
Frances Street frontage and
include demolishing a portion
of the south eastern ground
floor masonry façade,
windows, doors and the
metal awning.
It is considered that these
elements have little heritage
significance and the proposed
works will result in a
simplified building form that
is secondary to the
2.5

Materials, Finishes and Colour Schemes
Heritage Items
ii) Changes to materials
(including roofs and walls) on
elevations visible from the a
public place are not favoured.
Original face brickwork must
not be rendered, bagged or
painted. The removal of
external brickwork skin is not
supported.

The proposed works include
re-roofing the existing slate
roof which forms part of the
1880’s / eastern-most
portion of the building. The
existing roof is currently
deteriorated and therefore
requires replacement.

Yes

The roof is currently
constructed of welsh slate
which, were possible, will be
retained and reinstated.
Where retention of the
existing slates is not
possible, new Welsh slates
which matches the existing
fabric will be used. The
proposed works are in
keeping with the existing roof
fabric and therefore, the roof
will retain the existing
appearance which is
considered acceptable.
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Control

iii) Matching materials must be
used in repairing the fabric of
external surfaces. In the case
of new face brickwork, the
colour and texture of the brick,
the type of jointing and mortar
colour should be carefully
matched.

iv) New or replacement roof
materials must match existing
materials. Alternative
materials may be considered
appropriate to the
architectural style of the
building and the streetscape
context and must be
submitted for approval.

Attachment 1

Proposal
The Frances Street wing,
which is considered to be of
Moderate to Little heritage
significance, will be rendered
with a mid grey tone which is
considered to be acceptable
and will result in a simplistic
building form which ensures
that the historical component
of the building remains
prominent in the streetscape.
The refurbishment of the
historic component of the
building will match that
which currently exists on the
subject site.
The partial demolition and
modifications to the Frances
Street wing have been
designed to be sympathetic
to the historical component
of the built form. In this
regard, the Frances Street
wing will be painted with
rendered grey finish to
ensure that it does not
detract or compete with the
more historic parts of the
building.
New and replacement roof
materials will match existing.

B6

Recycling and Waste Management

4.

On-Going Operation
(iv) Locate and design the waste
storage facilities to visually
and physically complement
the design of the
development. Avoid locating
waste storage facilities
between the front alignment
of a building and the street
where possible.
(v) Locate the waste storage
facilities to minimise odour
and acoustic impacts on the
habitable rooms of the
proposed development,

The application proposes to
relocate the loading dock and
existing kitchen area to the
south western corner of the
ground floor.

Complianc
e

CP2/17
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Yes

Yes

Yes

A new grease arrestor pit will
be constructed below the
loading dock, which is
directly adjacent to the
kitchen.
This is considered to result in
improved visual amenity
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Control

Proposal

adjoining and neighbouring
properties.
(vii) Ensure the waste storage
facilities are easily accessible
for all users and waste
collection personnel and have
step-free and unobstructed
access to the collection
point(s).

outcomes.
The application was not
accompanied by a Waste
Management Plan and
therefore appropriate
conditions have been
included which require a
detailed waste management
plan to be prepared and
submitted for approval.

B7

Transport, Traffic, Parking and Access

3.

Parking & Service Delivery Requirements
Transport Assessment Study is
required

Complianc
e

The application seeks to
remove the 13-14 car spaces
within the Avoca Street/ front
setback, which will be
replaced by landscaping and
pedestrian pathways to the
entrances.

CP2/17

DCP
Clause

Attachment 1

No – See
Key Issues
Section

The application is
accompanied by a Traffic and
Parking Study prepared by
GTA Consulting which
provides recommendations
for offsetting the loss of car
parking spaces.
Accordingly, as part of the
proposal, 15 of the existing
car spaces within the Francis
Street road reserve will be
converted from parallel
parking into 28 angled
parking spaces, resulting in
the creation of an additional
14 parking spaces.

Motor cycle requirements:
5% of car parking requirement
4.

As discussed within the key
issues section, the proposed
parking strategy is
considered appropriate in
offsetting the loss of car
parking as a result of
proposed works to the civic
forecourt.
Motorcycle parking has not
been proposed as part of this
application

No

79C Matters for consideration
Section 79C ‘Matters
for Consideration’

Comments
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Environmental Planning Instruments
Randwick Local Environmental Plan 2012
The subject site is zoned SP2 – Infrastructure (Administration
Building).
The Standard LEP Instrument requires that each site zoned
SP2 Infrastructure stipulate a nominated use and
development that can occur on such sites, is specific to that
nominated use, including any development that is ordinarily
incidental or ancillary to development for that purpose.
Accordingly, the proposed refurbishment of the Randwick
Town Hall is permissible with Council’s consent.
Further to the above, the proposed development achieves the
primary objectives of the SP2 – Infrastructure zone by
protecting and improving upon the Randwick Town Hall,
which is utilised for community purposes.
The proposed works will enhance the internal and external
amenity of the Randwick Town Hall whilst preserving the
heritage significance of the site.
Section 79C(1)(a)(ii) –
Provisions of any draft
environmental planning
instrument

Not Applicable

Section 79C(1)(a)(iii) –
Provisions of any
development control plan
Section 79C(1)(a)(iiia) –
Provisions of any
Planning Agreement or
draft Planning Agreement
Section 79C(1)(a)(iv) –
Provisions of the
regulations
Section 79C(1)(b) – The
likely impacts of the
development, including
environmental impacts
on the natural and built
environment and social
and economic impacts in
the locality

The proposal, as condition, generally satisfies the Randwick
Development Control Plan 2013.

Section 79C(1)(c) – The
suitability of the site for
the development
Section 79C(1)(d) – Any
submissions made in
accordance with the
EP&A Act or EP&A
Regulation
Section 79C(1)(e) – The

Not Applicable

The relevant clauses of the Regulations have been satisfied.
The environmental impacts of the proposed development on
the natural and built environment, which are otherwise not
addressed in this report, are discussed in the paragraphs
below.
The proposed development is for the refurbishment of the
existing Randwick Town Hall. The proposal is not considered
to result in detrimental social or economic impacts on the
locality.
The proposed development involves upgrading and
refurbishing the Randwick Town Hall. The proposed works do
not add any additional height, bulk or scale to the existing
building. Therefore, the site is considered suitable for the
proposed works.
The application was subject to a period of public notification
in which no submissions were made.

The proposal promotes the objectives of the zone and will not
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public interest

5.

result in any significant adverse environmental, social or
economic impacts on the locality. Accordingly, the proposal is
considered to be in the public interest.

Referral Comments

The application was referred to Councils engineering, heritage, landscape and environmental
health departments and building certifier. The following comments were received.
Development Engineering Comments:
Parking Comments
In memo dated 28th July 2016 it was indicated the loss of the 13-14 parking spaces in front of
the Town Hall would not be supported without additional measures to address the parking loss.
No parking and transport study was initially submitted with the application justifying the loss;
however, a study has now been received.
A traffic and parking study has now been received, and suggests 3 options to address the loss
of the parking. Option 1 was supported by Council’s Department of Integrated transport and
intended to convert some parallel parking in Frances Street to angled (rear to kerb) parking.
This was subsequently submitted to Randwick traffic Committee (RTC) and formally approved
at its December 2016 meeting. The RTC submission indicates that 12 extra parking spaces will
be created on Frances Street as a result.
The additional 12 spaces on Frances St will compensate for the loss of the spaces within the
front setback of the Town Hall and no further objections are raised on parking.
Civil Works comments
Changes to the footpath and verge in front of the Town Hall including the widening of the
footpath on Frances St and the relocation of pram crossings will also require some approval by
Randwick Traffic Committee. Suitable condition has been included in this report.
Tree & Landscape Comments
The raised planter beds between the Randwick Town Hall and Avoca Street contain a mixture
of low growing decorative species which assist with presentation of the site/building to the
public domain, but as this application seeks to restore this area in accordance with the
recommendations made in the Heritage Management Plan, there are no objections to
upgrading this area as has been shown.
On the Avoca Street footpath, spaced evenly across this frontage, there are two juvenile
Eucalyptus scoparia (Wallangarra White Gums) which while covered by the provisions of
Council’s DCP due to their location on public property, are only in fair health and condition due
to heavy topping and lopping away from the roadway, public footpath and overhead wires,
which has reduced their true dimensions and resulted in large quantities of poorly formed and
poorly attached epicormic growth.
Despite there being no external works, the Statement of Heritage Impact seeks their removal
as they “impede views to the principle façade of the Town Hall”, and based on their status
described above, no objections are raised to this.
Along the northern site boundary, right in the northeast corner of the site, there is a mature,
15m Phoenix dactylifera (Date Palm), with a visibly raised root crown around its base, then to
its west, a smaller, but still mature Butia capitata (Jelly Palm) of only around 5m in height.
Both are in excellent health and condition, are covered by the DCP, and more importantly, are
Attachment 1 - DA Compliance Report - 30 Frances Street, Randwick
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While the plans do not propose any major works in this area that would pose a direct threat, in
recognition of their significance to the site, minimal protection measures need to be imposed
to prevent against secondary impacts, with relevant conditions provided.
Further west again, located on the adjoining school grounds to the north, hard up against the
common boundary, there is a mature Cinnamomum camphora (Camphor Laurel) whose
southern aspect overhangs into the Town Hall site, so may require minimal clearance pruning
to accommodate the new courtyard and associated works in this same area, and as the
amount needed is minor, the relevant consent for this has been provided.
Heritage Comments:
Comments
The drawings which have been prepared by Tanner Kibble Denton for the refurbishment and
upgrading works have been guided by the Heritage Management Plan and the SHI including
conservation policies.
A number of general conservation polices are provided such as additional research and
assessment, records of maintenance and changes, conservation of moveable heritage
elements, and interpretation of history and heritage. Further polices are provided relating to
changes such as alterations and additions, integrating new services and meeting accessibility
requirements. Guidelines relating to conservation of moveable heritage elements, and
interpretation of history and heritage should ensure that these policies are implemented in
conjunction with each stage of work. An advisory condition should be included in relation to the
preparation of an Interpretation Plan.
Internal and external works to the Town Hall
The proposed demolition to the north side of the Town Hall will remove intrusive additions,
while proposed demolition in the south west corner will affect less significant fabric. Windows
and ventilation grilles on the north elevation of the Town Hall which are to be replaced by new
doors are not original. The proposal will largely retain the original layout and remaining
detailing of the main spaces within the building. The removal of services including the roof
plant room, air conditioning units and water tanks will better reveal the original form of the
building.
Proposed reroofing and repainting will improve the streetscape presentation, public
appreciation and longevity of the building. Further detail is required of the colour scheme for
the Town Hall building, which will need to highlight the complex rendered mouldings on the
facade. The back of house facilities with open plant area above which is to be added to the rear
of the Town Hall will form a recessive, low scale linking element to the Administration building.
This element will incorporate the existing elevated walkway between the Town Hall and
Administration buildings.
The HMP includes Policies and Guidelines in relation to Conservation of significant built, form,
fabric and elements. The HMP requires that conservation of forms, fabric and elements be
undertaken in accordance with their heritage significance and that deteriorating building fabric
be repaired rather than replaced, with new work based on existing or historical evidence.
These Guidelines and Policies supplement the development application drawings, and together
with appropriate supervision of the works will ensure that significant internal and external
features of the Town Hall building are retained and appropriately conserved.
Internal and external works to the Frances Street wing
The proposed demolition relating to the Frances Street wing will affect less significant fabric
dating from 1955 and 1977. The creation of the new entry forecourt and public foyer will
remove intrusive additions including the loading dock, improving the presentation of the Town
Hall building. Proposed changes to the roof form, window and door openings, and external
finishes will result in a simplified building form which does not compete with and will remain
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also included in Volume 1 of Council’s Register of Significant Trees as items 5 a-b
respectively; due to their historical, social, cultural, commemorative, botanic, visual and
aesthetic values, having been planted between 1915-40, so are 100 years + in age.
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New landscaping
Existing landscaping dates from the 1990s, with successive landscape regimes prior to this.
Earlier landscaping has been subject to only limited photographic recording. The proposed
landscaping works will remove several trees in the footpath reservation which are relatively
recent plantings, while retaining existing palm trees to the north of the Town Hall. The
proposed removal of carparking in front the Town Hall will considerably improve the setting of
the building. The proposed landscaping works will improve views to the Town Hall building. The
SHI notes that landscape works have been designed by a company experienced in heritage
related commissions. Landscape drawings included with the current submission indicating that
the existing post box on Avoca Street will be retained and that the commemorative plaques on
the eastern side of the Town Hall are to be relocated within the same area.
6.

DEVELOPMENT CONSENT CONDITIONS

GENERAL CONDITIONS
The development must be carried out in accordance with the following conditions of consent.
These conditions have been applied to satisfy the relevant requirements of the Environmental
Planning & Assessment Act 1979, Environmental Planning & Assessment Regulation 2000 and
to provide reasonable levels of environmental amenity.
1.

Approved Plans & Supporting Documentation
The development must be implemented substantially in accordance with the plans and
supporting documentation listed below and endorsed with Council’s approved stamp,
except where amended by Council in red and/or by other conditions of this consent:
Plan

Drawn by

Dated

AR.DA.0000

Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
Tanner Kibble Denton
Architects Pty Ltd
GTA Consulting
JMD Design

30.03.2016

Received by
Council
10 May 2016

30.03.2016

10 May 2016

30.03.2016

10 May 2016

30.03.2016

10 May 2016

30.03.2016

10 May 2016

30.03.2016

10 May 2016

30.03.2016

10 May 2016

30.03.2016

10 May 2016

30.03.2016

10 May 2016

30.03.2016

10 May 2016

25 October 2016
21 August 2015

25 October 2016
10 May 2016

Tanner Kibble Denton

11 December
2015

10 May 2016

AR.DA.1001
AR.DA.1002
AR.DA.1101
AR.DA.2001
AR.DA.2002
AR.DA.2003
AR.DA.3001
AR.DA.3002
AR.DA.3101
Traffic Report
Landscape
Plan
Heritage
Impact
Statement
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secondary to the Town Hall building. The recessive mid grey rendered finish proposed for the
Frances Street wing is acceptable.
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Prior to an occupation certificate being issued for works being undertaken within the
Randwick Town Hall forecourt the on-street parking plan for the angled car spaces in
Frances Street shall be implemented.

REQUIREMENTS PRIOR TO THE ISSUE OF A CONSTRUCTION CERTIFICATE
The following conditions of consent must be complied with before a ‘Construction Certificate’ is
issued by either Randwick City Council or an Accredited Certifier. All necessary information to
demonstrate compliance with the following conditions of consent must be included in the
documentation for the construction certificate.
These conditions have been applied to satisfy the relevant requirements of the Environmental
Planning & Assessment Act 1979, Environmental Planning & Assessment Regulation 2000,
Council’s development consent conditions and to achieve reasonable levels of environmental
amenity.

3.

4.

Consent Requirements
The requirements and amendments detailed in the ‘General Conditions’ must be
complied with and be included in the construction certificate plans and associated
documentation.
External Colours, Materials & Finishes
a)
The colours, materials and finishes of the external surfaces are to be compatible
with the existing building and adjacent development to maintain the integrity and
amenity of the building and the streetscape.
External materials, finishes and colours of the building are required to match, as
closely as possible, the existing building and any metal roof sheeting is to be prepainted (e.g. Colourbond) to limit the level of reflection and glare.

5.

Long Service Levy Payments
The required Long Service Levy payment, under the Building and Construction Industry
Long Service Payments Act 1986, must be forwarded to the Long Service Levy
Corporation or the Council, in accordance with Section 109F of the Environmental
Planning & Assessment Act 1979.
At the time of this development consent, Long Service Levy payment is applicable on
building work having a value of $25,000 or more, at the rate of 0.35% of the cost of
the works.

6.

Security Deposits
The following security deposits requirement must be complied with prior to a
construction certificate being issued for the development, as security for making good
any damage caused to Council’s assets and infrastructure; and as security for
completing any public work; and for remedying any defect on such public works, in
accordance with section 80A(6) of the Environmental Planning and Assessment Act
1979:


$600.00 - Damage / Civil Works Security Deposit

Security deposits may be provided by way of a cash, cheque or credit card payment
and is refundable upon a satisfactory inspection by Council upon the completion of the
civil works which confirms that there has been no damage to Council's infrastructure.
The owner/builder is also requested to advise Council in writing and/or photographs of
any signs of existing damage to the Council roadway, footway, or verge prior to the
commencement of any building/demolition works.
Attachment 1 - DA Compliance Report - 30 Frances Street, Randwick
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7.

Sydney Water
All building, plumbing and drainage work must be carried out in accordance with the
requirements of the Sydney Water Corporation.
The approved plans must be submitted to the Sydney Water Tap in™ online service, to
determine whether the development will affect Sydney Water’s waste water and water
mains, stormwater drains and/or easements, and if any further requirements need to
be met.
The Sydney Water Tap in™ online service replaces the Quick Check Agents as of 30
November 2015
The Tap in™ service provides 24/7 access to a range of services, including:









Building plan approvals
Connection and disconnection approvals
Diagrams
Trade waste approvals
Pressure information
Water meter installations
Pressure boosting and pump approvals
Change to an existing service or asset, e.g. relocating or moving an asset.

Sydney Water’s Tap in™ in online service is available at:
https://www.sydneywater.com.au/SW/plumbing-building-developing/building/sydneywater-tap-in/index.htm
The Principal Certifying Authority must ensure that the developer/owner has submitted
the approved plans to Sydney Water Tap in online service.
8.

Stormwater Drainage
Surface water/stormwater (from the redeveloped portion of the site) must be drained
and discharged to the street gutter in front of the site to the satisfaction of the certifying
authority and details of the proposed stormwater drainage systetm are to be included in
the construction certificate details for the development.
Details of any works proposed to be carried out in or on a public road/footway are to be
submitted to and approved by Council prior to commencement of works.

9.

Waste Management
A Waste Management Plan detailing the waste and recycling storage and removal
strategy for all of the development, is required to be submitted to and approved by
Council’s Director of City Planning.
The Waste Management plan is required to be prepared in accordance with Council's
Waste Management Guidelines for Proposed Development and must include the
following details (as applicable):







The use of the premises and the number and size of occupancies.
The type and quantity of waste to be generated by the development.
Demolition and construction waste, including materials to be re-used or recycled.
Details of the proposed recycling and waste disposal contractors.
Waste storage facilities and equipment.
Access and traffic arrangements.
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To obtain a refund of relevant deposits, a Security Deposit Refund Form is to be
forwarded to Council’s Director of City Services upon issuing of an occupation certificate
or completion of the civil works.
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The procedures and arrangements for on-going waste management including
collection, storage and removal of waste and recycling of materials.

10.

Landscape Plan
The Certifying Authority/PCA must ensure that the Landscape Plans submitted as part of
the approved Construction Certificate are substantially consistent with the Landscape
Plans by JMD Design, dwg no’s L01-09, issue A, 21.08.15.

REQUIREMENTS TO BE INCLUDED IN THE CONSTRUCTION CERTIFICATE
The requirements contained in the following conditions of consent must be complied with and
details of compliance must be included in the construction certificate for the development.
These conditions have been applied to satisfy the relevant requirements of the Environmental
Planning & Assessment Act 1979, Environmental Planning & Assessment Regulation 2000,
Councils development consent conditions and to achieve reasonable levels of environmental
amenity.

11.

Design, Construction & Fit-out of Food Premises
In accordance with section 80 A (11) of the Environmental Planning & Assessment Act
1979 and clause 98 of the Environmental Planning & Assessment Regulation 2000, it is
a prescribed condition that all building work must be carried out in accordance with the
provisions of the Building Code of Australia (BCA).

12.

The kitchen is to be designed and constructed in accordance with the Food Act 2003,
Food Regulation 2010, Australia & New Zealand Food Standards Code and Australian
Standard AS 4674-2004, Design, construction and fit-out of food premises. Details of
the design and construction of the premises are to be included in the documentation for
the construction certificate to the satisfaction of the certifying authority.

13.

The design and construction of the food premises must comply with the following
requirements, as applicable:a)

The floors of kitchens, food preparation areas and the like are to be constructed
of materials which are impervious, non slip and non abrasive. The floor is to be
finished to a smooth even surface, graded and drained to a floor waste connected
to the sewer. The intersection of walls with floor and plinths is to be coved, to
facilitate cleaning.

b)

Walls of the kitchen preparation areas and the like are to be of suitable
construction finished in a light colour with glazed tiles, stainless steel, laminated
plastics or similar approved material adhered directly to the wall adjacent to
cooking and food preparation facilities or areas, to provide a smooth even
surface.
The glazed tiling or other approved material is to extend up to the underside of
any mechanical exhaust ventilation hoods and a minimum of 450mm above bench
tops, wash hand basins, sinks and equipment.

c)

Walls where not tiled are to be cement rendered or be of rigid smooth faced nonabsorbent material (i.e. fibrous cement sheeting, plasterboard or other approved
material) and finished to a smooth even surface, painted with a washable paint of
a light colour or sealed with other approved materials.
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Further details of Council's requirements and guidelines, including pro-forma Waste
Management plan forms can be obtained from Council's Customer Service Centre.
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d)

The ceilings of kitchens, food preparation areas, storerooms and the like are to be
of rigid smooth-faced, non absorbent material (i.e. fibrous plaster, plasterboard,
fibre cement sheet, cement render or other approved material), with a light
coloured washable paint finish. ‘Drop-down’ ceiling panels must not be provided
in food preparation or cooking areas.

e)

All stoves, refrigerators, bain-maries, stock pots, washing machines, hot water
heaters, large scales, food mixers, food warmers, cupboards, counters, bars etc
must be supported on wheels, concrete plinths a minimum 75mm in height, metal
legs minimum 150mm in height, brackets or approved metal framework of the
like.

f)

Cupboards, cabinets, benches and shelving may be glass, metal, plastic, timber
sheeting or other approved material. The use of particleboard or similar material
is not permitted unless laminated on all surfaces.

g)

Fly screens and doors with self-closing devices, are to be provided to all external
door and window openings and an electronic insect control device/s are to be
provided in suitable locations within the food premises.

h)

A mechanical ventilation exhaust system is to be installed where cooking or
heating processes are carried out in the kitchen or in food preparation areas,
where required under the provisions of Clause F4.12 of the BCA and Australian
Standard AS 1668 Parts 1 & 2.
Emission control equipment shall be provided in mechanical exhaust systems
serving the cooking appliances, to effectively minimise the emission of odours,
vapours and oils.

14.

15.

i)

Wash hand basins must be provided in convenient positions located in the food
preparation areas, with hot and cold water, together with a sufficient supply of
soap and clean towels. The hot and cold water must be supplied to the wash
hand basins through a suitable mixing device.

j)

Cool rooms or freezers must have a smooth epoxy coated concrete floor, which is
to be sloped to the door. A floor waste connected to the sewer is to be located
outside the cool room/freezer. The floor waste should be provided with a
removable basket within a fixed basket arrestor and must comply with Sydney
Water requirements.

k)

All cool rooms and freezers must be able to be opened from the inside without a
key and fitted with an alarm (bell) that can only be operated from within the cool
room/freezer.

l)

Any space or gap between the top of any cool room or freezer and the ceiling
must be fully enclosed and kept insect and pest proof (e.g. plasterboard partition
with gaps sealed).

Building Code of Australia & Fire Safety
In accordance with section 80 A (11) of the Environmental Planning & Assessment Act
1979 and clause 98 of the Environmental Planning & Assessment Regulation 2000, it is
a prescribed condition that all building work must be carried out in accordance with the
provisions of the Building Code of Australia (BCA). Details of compliance are to be
provided in the Construction Certificate.
All new building work (including alterations, additions, fit-out work and fire safety works
are to be carried out in accordance with the relevant provisions of the Building Code of
Australia (BCA) and details are to be included in the Construction Certificate, to the
satisfaction of the Certifying Authority.
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16.

17.

18.

Attachment 1

Access & Facilities
Access and facilities for people with disabilities must be provided to all new building
work in accordance with any relevant provisions of the Building Code of Australia
Disability (Access to Premises – Buildings) Standards 2010, to the satisfaction of the
Certifying Authority and details are to be provided with the Construction Certificate
application.
Structural Adequacy
Certificate of Adequacy supplied by a professional engineer shall be submitted to the
certifying authority (and the Council, if the Council is not the certifying authority),
certifying the structural adequacy of the existing structure to support the proposed
alterations and additions.
Design Alignment levels
The design alignment level (the finished level of concrete, paving or the like) at the
property boundary for driveways, access ramps and pathways or the like, must match
the back of the existing footpath along the full site frontage.
The design alignment level/s at the property boundary as issued by Council and their
relationship to the roadway/kerb/footpath must be indicated on the building plans for
the construction certificate. The design alignment level at the street boundary, as
issued by the Council, must be strictly adhered to.
Any enquiries regarding this matter should be directed to Council’s Development
Engineer on 9399 0923.

19.

20.

Driveway Design
The gradient of the internal access
accordance with AS 2890.1 (2004)
driveway must match the alignment
Council). Details of compliance are to

driveway must be designed and constructed in
– Off Street Car Parking and the levels of the
levels at the property boundary (as specified by
be included in the construction certificate.

BASIX Requirements
In accordance with section 80A(11) of the Environmental Planning & Assessment Act
1979 and clause 97A of the Environmental Planning & Assessment Regulation 2000, the
requirements and commitments contained in the relevant BASIX Certificate must be
complied with.
The required commitments listed and identified in the BASIX Certificate must be
included on the construction certificate plans, specifications and associated
documentation, to the satisfaction of the Certifying Authority.
The design of the building must not be inconsistent with the development consent and
any proposed variations to the building to achieve the BASIX commitments may
necessitate a new development consent or amendment to the existing consent to be
obtained, prior to a construction certificate being issued.

21.

Stormwater Drainage
A surface water/stormwater drainage system must be provided in accordance with the
following requirements, to the satisfaction of the Certifying Authority and details are to
be included in the construction certificate:a)

Surface water/stormwater drainage systems must be provided in accordance with
the relevant requirements of the Building Code of Australia (Volume 2);

b)

The surface water/stormwater must be drained and discharged to the street
gutter or, subject to site suitability, the stormwater may be drained to a suitably
designed absorption pit;
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c)

Any absorption pits or soaker wells should be located not less than 3m from any
adjoining premises and the stormwater must not be directed to any adjoining
premises or cause a nuisance;

d)

External paths and ground surfaces are to be constructed at appropriate levels
and be graded and drained away from the building and adjoining premises, so as
not to result in the entry of water into the building, or cause a nuisance or
damage to the adjoining premises;

e)

Details of any proposed drainage systems or works to be carried out in the road,
footpath or nature strip must be submitted to and approved by Council before
commencing these works.

REQUIREMENTS PRIOR TO THE COMMENCEMENT OF ANY WORKS
The following conditions of consent must be complied with prior to the commencement of any
works on the site. The necessary documentation and information must be provided to the
Council or the ‘Principal Certifying Authority’ (PCA), as applicable.
These conditions have been applied to satisfy the relevant requirements of the Environmental
Planning & Assessment Act 1979, Environmental Planning & Assessment Regulation 2000 and
to provide reasonable levels of public health, safety and environmental amenity.

22.

Construction Traffic Management
An application for a ‘Works Zone’ and Construction Traffic Management Plan must be
submitted to Councils Integrated Transport Department, and approved by the Randwick
Traffic Committee, for a ‘Works Zone’ to be provided in Frances Street for the duration
of the demolition & construction works.
The ‘Works Zone’ must have a minimum length of 12m and extend for a suitable
duration. The suitability of the proposed length and duration is to be demonstrated in
the application for the Works Zone. The application for the Works Zone must be
submitted to Council at least six (6) weeks prior to the commencement of work on the
site to allow for assessment and tabling of agenda for the Randwick Traffic Committee.
The requirement for a Works Zone may be varied or waived only if it can be
demonstrated in the Construction Traffic Management Plan (to the satisfaction of
Council’s Traffic Engineers) that all construction related activities (including all loading
and unloading operations) can and will be undertaken wholly within the site. The
written approval of Council must be obtained to provide a Works Zone or to waive the
requirement to provide a Works Zone prior to the commencement of any site work.

23.

A detailed Construction Site Traffic Management Plan must be submitted to and
approved by Council, prior to the commencement of any site work.
The Construction Site Traffic Management Plan must be prepared by a suitably qualified
person and must include the following details, to the satisfaction of Council:








A description of the demolition, excavation and construction works
A site plan/s showing the site, roads, footpaths, site access points and vehicular
movements
Any proposed road and/or footpath closures
Proposed site access locations for personnel, deliveries and materials
Size, type and estimated number of vehicular movements (including removal of
excavated materials, delivery of materials and concrete to the site)
Provision for loading and unloading of goods and materials
Impacts of the work and vehicular movements on the road network, traffic and
pedestrians
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Proposed hours of construction related activities and vehicular movements to and
from the site
Current/proposed approvals from other Agencies and Authorities (including NSW
Roads & Maritime Services, Police and State Transit Authority)
Any activities proposed to be located or impact upon Council’s road, footways or
any public place
Measures to maintain public safety and convenience

The approved Construction Site Traffic Management Plan must be complied with at all
times, and any proposed amendments to the approved Construction Site Traffic
Management Plan must be submitted to and be approved by Council in writing, prior to
the implementation of any variations to the Plan.
24.

25.

26.

27.

28.

Any necessary approvals must be obtained from NSW Police, Roads & Maritime
Services, Transport, and relevant Service Authorities, prior to commencing work upon
or within the road, footway or nature strip.
Public Utilities
A Public Utility Impact Assessment must be carried out on all public utility services on
the site, roadway, nature strip, footpath, public reserve or any public areas associated
with and/or adjacent to the development/building works and include relevant
information from public utility authorities and exploratory trenching or pot-holing, if
necessary, to determine the position and level of service.
The applicant must meet the full cost for telecommunication companies, gas providers,
Ausgrid, and Sydney Water to adjust/repair/relocate their services as required. The
applicant must make the necessary arrangements with the service authority.
Landscape Plans
For such a Heritage Item, in a Heritage Conservation Area, the Certifying Authority/PCA
must ensure that the approved Landscape Plans have been revised and fully resolved,
so that the exact location and quantity of only those species that will actually be used
on-site are clearly shown.
Tree Protection
In order to ensure retention of the Phoenix dactylifera (Date Palm) along the northern
site boundary, right in the northeast corner of the site, as well as the smaller Butia
capitata (Jelly Palm) to its south, which are included as items 5 a-b in Volume 1 of
Council’s Register of Significant Trees in good health, the following measures are to
be undertaken:
a.

All plans must show their retention, with the position and diameter of both their
trunks and canopies to be clearly and accurately shown on all plans in relation to
the proposed works.

b. If any excavations are required for the installation of new services, pipes,
stormwater systems or similar in the northern side setback, they must be located as
close as practically possible to the building so as to maximize the offset from the
palms.
c. The existing grassed area they are growing in; bounded by the northern and
eastern site boundaries, the sandstone edging to their south and the Town Hall
building must be retained, and cannot be reduced in size, with existing ground
levels in this area to be maintained.
d. Any new fencing along the northern site boundary, within a radius of 5 metres of
either of their trunks, can only be a system which is supported on localised pad
footings, not strip footings, with existing footing locations/post holes to be used
where possible, with details confirming compliance to be shown.
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e. In order to prevent the introduction of Fusarium, to which the Phoenix genus is
vulnerable, any imported soils and mulch must comply with the requirements of
AS4419 – 2003: Soils for landscaping & garden use, and AS4454 – 2003 Composts,
Soil Conditioners & Mulches respectively, with a certificate of compliance confirming
such to be submitted to, and be approved, by the PCA, prior to use/installation onsite.
f.

Any tools or machinery to be used for works to the north of the existing sandstone
edging (to the south of the palms), such as for fencing, paths, landscaping or
similar, must firstly be disinfected and sterilised, prior to commencement, as
well as regularly during the course of the works by soaking for 5 minutes in the
following mixture:
i.

50% household bleach or 5% quaternary ammonium (eg, Phytoclean, Avis
Chemicals); then;

ii.

Rinsing affected equipment with clean water and/or 70% alcohol to remove
disinfectant.

g. Both palms are to be physically protected by the installation of 1.8 metre high steel
mesh/chainwire fencing, which shall be located a minimum distance of 2 metres to
their east, south and west (measured off the outside edge of their trunks at ground
level), matching up with the northern site boundary in order to completely enclose
them for the duration of works.
h. This fencing shall be installed prior to the commencement of demolition and
construction works and shall remain in place until all works are completed, to which,
signage containing the following words shall be clearly displayed and permanently
attached: “TREE PROTECTION ZONE (TPZ), DO NOT REMOVE/ENTER".
i.

Within these TPZ’s, there is to be no storage of materials, machinery or site
office/sheds, nor is cement to be mixed or chemicals spilt/disposed of and no
stockpiling of soil or rubble, with all Site Management Plans needing to acknowledge
these requirements.

j.

Where roots are encountered which are in direct conflict with the approved works,
Council’s Landscape Development Officer must be contacted directly on 9093-6613
for an inspection, prior to proceeding further.

k. Where Council’s officer gives permission for their pruning, they may be cut cleanly
by hand (using only hand held tools that have been sterilized, not machinery), with
the affected area to be backfilled with clean site soil as soon as practically possible.
l.

29.

The PCA must ensure compliance with all of these requirements, both on the plans
as well as on-site during the course of construction, and prior to issuing any type of
Occupation Certificate.

Certification, PCA & other Requirements
Prior to the commencement of any building works, the following requirements must be
complied with:
a)

a Construction Certificate must be obtained from the Council or an accredited
certifier, in accordance with the provisions of the Environmental Planning &
Assessment Act 1979.
A copy of the construction certificate, the approved development consent plans
and consent conditions must be kept on the site at all times and be made
available to the Council officers and all building contractors for assessment.
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b)

a Principal Certifying Authority (PCA) must be appointed to carry out the
necessary building inspections and to issue an occupation certificate; and

c)

a principal contractor must be appointed for the building work, or in relation to
residential building work, an owner-builder permit may be obtained in accordance
with the requirements of the Home Building Act 1989, and the PCA and Council
are to be notified accordingly; and

d)

the principal contractor must be advised of the required critical stage inspections
and other inspections to be carried out, as specified by the Principal Certifying
Authority; and

e)

at least two days notice must be given to the Council, in writing, prior to
commencing any works.

f)

the relevant requirements of the Home Building Act 1989 (as applicable) must be
complied with and details provided to the Principal Certifying Authority and
Council.

In relation to residential building work, the principal contractor must be the holder of a
contractor licence, in accordance with the provisions of the Home Building Act 1989.
30.

Dilapidation Reports
A dilapidation report prepared by a professional engineer, building surveyor or other
suitably qualified independent person must be submitted to the satisfaction of the
Principal Certifying Authority prior to commencement of any demolition, excavation or
building works, in the following cases:







excavations for new dwellings, additions to dwellings, swimming pools or the like
which are proposed to be located within the zone of influence of the footings of
any dwelling, associated garage or other substantial structure located upon an
adjoining premises,
new dwellings or additions to dwellings sited up to shared property boundaries
(e.g. additions to a semi-detached dwelling or terraced dwellings),
excavations for new dwellings, additions to dwellings, swimming pools or the like
which are within rock and may result in vibration and or potential damage to any
dwelling, associated garage or other substantial structure located upon an
adjoining premises,
as otherwise may be required by the Principal Certifying Authority.

The report (including photographs) are required to detail the current condition and
status of any dwelling, associated garage or other substantial structure located upon
the adjoining premises, which may be affected by the subject works. A copy of the
dilapidation report is to be given to the owners of the premises encompassed in the
report/s before commencing any works.
31.

Construction Noise & Vibration Management Plan
Noise and vibration emissions during the construction of the building and associated
site works must not result in damage to nearby premises or result in an unreasonable
loss of amenity to nearby residents and the relevant requirements of the Protection of
the Environment Operations Act 1997 and NSW EPA Guidelines must be satisfied at all
times.
Noise and vibration from any rock excavation machinery, pile drivers and all plant and
equipment must be minimised, by using appropriate plant and equipment, silencers and
the implementation of noise management strategies.
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32.

Demolition Work & Removal of Asbestos Materials
Demolition work must be carried out in accordance with the following requirements:
a)

Demolition work must be carried out in accordance with Australian Standard,
AS2601 (2001) - The Demolition of Structures and a Demolition Work Plan is
required to developed and implemented to the satisfaction of the Principal
Certifying Authority prior to commencing any demolition works.

b)

The demolition, removal, storage and disposal of any materials containing
asbestos must be carried out in accordance with the relevant requirements of
WorkCover NSW, Council’s Asbestos Policy and the following requirements:





A licence must be obtained from WorkCover NSW for the removal of friable
asbestos and or more than 10m2 of bonded asbestos (i.e. fibro)
Asbestos waste must be disposed of in accordance with the Protection of the
Environment Operations Act 1997 & relevant Regulations
A sign must be provided to the site/building stating “Danger Asbestos
Removal In Progress”
A Clearance Certificate or Statement must be obtained from a suitably
qualified person (i.e. Occupational Hygienist) upon completion of the
asbestos removal works, which is to be submitted to the Principal Certifying
Authority and Council prior to issuing an Occupation Certificate.

A copy of Council’s Asbestos Policy is available on Council’s web site at
www.randwick.nsw.gov.au in the Building & Development section or a copy can
be obtained from Council’s Customer Service Centre.
REQUIREMENTS DURING CONSTRUCTION & SITE WORK
The following conditions of consent must be complied with during the demolition, excavation
and construction of the development.
These conditions have been applied to satisfy the relevant requirements of the Environmental
Planning & Assessment Act 1979, Environmental Planning & Assessment Regulation 2000 and
to provide reasonable levels of public health, safety and environmental amenity during
construction.

33.

Building Inspection Requirements
The building works must be inspected by the Principal Certifying Authority, in
accordance with sections 109 E (3) of the Environmental Planning & Assessment Act
1979 and clause 162A of the Environmental Planning & Assessment Regulation 2000, to
monitor compliance with the relevant standards of construction, Council’s development
consent and the construction certificate.
The Principal Certifying Authority must specify the relevant stages of construction to be
inspected and a satisfactory inspection must be carried out, to the satisfaction of the
Principal Certifying Authority, prior to proceeding to the subsequent stages of
construction or finalisation of the works (as applicable).

34.

Site Signage
A sign must be erected and maintained in a prominent position on the site for the
duration of the works, which contains the following details:
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35.

name, address, contractor licence number and telephone number of the principal
contractor, including a telephone number at which the person may be contacted
outside working hours, or owner-builder permit details (as applicable)
name, address and telephone number of the Principal Certifying Authority,
a statement stating that “unauthorised entry to the work site is prohibited”.

Permitted Working Hours
Building, demolition and associated site works must be carried out in accordance with
the following requirements:
Activity
All building, demolition and site work,
including site deliveries (except as
detailed below)
Excavating of rock, use of jackhammers, pile-drivers or the like

Additional requirements for all
development (except for single
residential dwellings)

Permitted working hours
 Monday to Friday - 7.00am to 5.00pm
 Saturday - 8.00am to 5.00pm
 Sunday & public holidays - No work
permitted
 Monday to Friday - 8.00am to 5.00pm
 Saturday - No work permitted
 Sunday & public holidays - No work
permitted
 Saturdays and Sundays where the
preceding Friday and/or the following
Monday is a public holiday - No work
permitted

An application to vary the abovementioned hours may be submitted to Council’s
Manager Health, Building & Regulatory Services for consideration and approval to vary
the specified hours may be granted in exceptional circumstances and for limited
occasions (e.g. for public safety, traffic management or road safety reasons). Any
applications are to be made on the standard application form and include payment of
the relevant fees and supporting information. Applications must be made at least 10
days prior to the date of the proposed work and the prior written approval of Council
must be obtained to vary the standard permitted working hours.

36.

Construction Site Management
Public health, safety and convenience must be maintained at all times during demolition
and building works and the following requirements must be complied with at all times:
a)

A sign must be provided and maintained in a prominent position throughout the
works, which contains the following details:

name, address, contractor licence number and telephone number of the
principal contractor, including a telephone number at which the person may
be contacted outside working hours,

name, address and telephone number of the Principal Certifying Authority,

a statement stating that “unauthorised entry to the work site is prohibited”.

b)

The roadway, footpath and nature strip must be maintained in a good, safe
condition and free from any obstructions, trip hazards, materials, soils or debris
at all times. Any damage caused to the road, footway or nature strip must be
repaired immediately, to the satisfaction of Council.

c)

Building materials, sand, soil, waste materials, construction equipment or other
materials or articles must not be placed upon the footpath, roadway or nature
strip at any time and the footpath, nature strip and road must be maintained in a
clean condition and free from any obstructions, soil and debris at all times.

d)

Bulk bins, waste containers or other articles must not be located upon the
footpath, roadway or nature strip at any time without the prior written approval
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e)

During demolition and construction, sediment laden stormwater run-off shall be
controlled using the sediment control measures outlined in the manual for
Managing Urban Stormwater – Soils and Construction, published by Landcom, to
the satisfaction of Council.
Details of the proposed sediment control measures are to be detailed in the site
management plan which must be submitted to the Principal Certifying Authority
and Council prior to the commencement of any site works. The sediment and
erosion control measures must be implemented prior to the commencement of
any site works and be maintained throughout construction. A copy of the plan is
to be maintained on-site and be made available to Council officers upon request.

f)

Public safety must be maintained at all times and public access to any demolition
and building works, materials and equipment on the site is to be restricted. If
necessary, a temporary safety fence or hoarding (having a minimum height of
1.5m) is to be provided to protect the public. Temporary site fences are to be
structurally adequate, safe and be constructed in a professional manner and the
use of poor quality materials or steel reinforcement mesh as fencing is not
permissible. If necessary, an overhead (B Class type) hoarding may be required
to protect the public or occupants of the adjoining premises from falling articles or
materials.
If it is proposed to locate any site fencing, hoardings or items upon any part of
the footpath, nature strip or any public place, a Local Approval application must
be submitted to and approved by Council’s Health, Building & Regulatory Services
department beforehand. Details and plans are to be submitted with the
application, together with payment of the weekly charge in accordance with
Council’s adopted Pricing Policy.

g)

Adequate provisions must be made to ensure pedestrian safety and traffic flow
during the site works and traffic control measures are to be implemented in
accordance with the relevant provisions of the Roads and Traffic Manual “Traffic
Control at Work Sites” (Version 4), to the satisfaction of Council.

h)

A Road / Asset Opening application must be submitted to and be approved by
Council prior to carrying out any works within or upon a road, footpath, nature
strip or in any public place, in accordance with section 138 of the Roads Act 1993
and all of the conditions and requirements contained in the Road / Asset Opening
Permit must be complied with.
All works within or upon the road reserve, footpath, nature strip or other public
place are to be completed to the satisfaction of Council, prior to the issuing of an
occupation certificate for the development. For further information, please contact
Council’s Road / Asset Opening Officer on 9399 0691 or 9399 0999.

37.

Demolition Work Requirements
The demolition of buildings and the removal, storage, handling and disposal of building
materials must be carried out in accordance with the relevant requirements of
WorkCover NSW, the NSW Department of Environment, Climate Change & Water and
Randwick City Council policies, including:






Work Health & Safety Act 2011 and Regulations
WorkCover NSW Code of Practice for the Safe Removal of Asbestos
WorkCover NSW Guidelines and Codes of Practice
Australian Standard 2601 (2001) – Demolition of Structures
The Protection of the Environment Operations Act 1997 and Regulations
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Relevant EPA Guidelines
Randwick City Council Asbestos Policy
A copy of Council’s Asbestos Policy is available on Council’s web site at
www.randwick.nsw.gov.au in the Building & Development section or a copy can
be obtained from Council’s Customer Service Centre.

38.

Removal of Asbestos Materials
Work involving the demolition, storage or disposal of asbestos products and materials
must be carried out in accordance with the following requirements:


Relevant Occupational
requirements

Health

&

Safety

legislation

and

WorkCover

NSW



Randwick City Council’s Asbestos Policy



A WorkCover licensed demolition or asbestos removal contractor must undertake
removal of more than 10m2 of bonded asbestos (or as otherwise specified by
WorkCover or relevant legislation). Removal of friable asbestos material must
only be undertaken by contractor that holds a current friable asbestos removal
licence.
A copy of the relevant licence must be provided to the Principal
Certifying Authority.



On sites involving the removal of asbestos, a sign must be clearly displayed in a
prominent visible position at the front of the site, containing the words ‘DANGER
ASBESTOS REMOVAL IN PROGRESS’ and include details of the licensed
contractor.



Asbestos waste must be stored, transported and disposed of in compliance with
the Protection of the Environment Operations Act 1997 and the Protection of the
Environment Operations (Waste) Regulation 2005. Details of the landfill site
(which must be lawfully able to receive asbestos materials) must be provided to
the Principal Certifying Authority.



A Clearance Certificate or Statement, prepared by a suitably qualified person (i.e.
an occupational hygienist, licensed asbestos removal contractor, building
consultant, architect or experienced licensed building contractor), must be
provided to Council and the Principal certifying authority upon completion of the
asbestos related works which confirms that the asbestos material have been
removed appropriately and the relevant conditions of consent have been satisfied.
A copy of Council’s Asbestos Policy is available on Council’s web site at
www.randwick.nsw.gov.au in the Building & Development Section or a copy can be
obtained from Council’s Customer Service Centre.

39.

40.

Sediment & Erosion Control
Sediment and erosion control measures, must be implemented throughout the site
works in accordance with the manual for Managing Urban Stormwater – Soils and
Construction, published by Landcom, to Council’s satisfaction. Details are to be
included in the Construction Site Management Plan.
Public Safety & Site Management
Public safety and convenience must be maintained at all times during demolition,
excavation and construction works and the following requirements must be complied
with:
a)
Public access to the building site and materials must be restricted by existing
boundary fencing or temporary site fencing having a minimum height of 1.5m, to
Council’s satisfaction.

Attachment 1 - DA Compliance Report - 30 Frances Street, Randwick

Page 24

CP2/17




Attachment 1

DA Compliance Report - 30 Frances Street, Randwick

Attachment 1

41.

42.

b)

Building materials, sand, soil, waste materials, construction equipment or other
articles must not be placed upon the footpath, roadway or nature strip at any
time.

c)

The road, footpath, vehicular crossing and nature strip must be maintained in a
good, safe, clean condition and free from any excavations, obstructions, trip
hazards, goods, materials, soils or debris at all times. Any damage caused to the
road, footway, vehicular crossing, nature strip or any public place must be
repaired immediately, to the satisfaction of Council.

d)

Building operations such as brick cutting, washing tools or equipment and mixing
mortar are not permitted on public footpaths, roadways, nature strips, in any
public place or any location which may lead to the discharge of materials into the
stormwater drainage system.

e)

Sediment and erosion control measures, must be implemented throughout the
site works in accordance with the manual for Managing Urban Stormwater – Soils
and Construction, published by Landcom, to Council’s satisfaction.

f)

Site fencing, building materials, bulk bins/waste containers and other articles
must not be located upon the footpath, roadway or nature strip at any time
without the prior written approval of the Council. Applications to place a waste
container in a public place can be made to Council’s Health, Building and
Regulatory Services department.

g)

Temporary safety fencing is to be provided to any swimming pools under
construction, pending the completion of all building work and the pool must not
be filled until a fencing inspection has been carried out and approved by the
principal certifying authority.

Support of Adjoining Land, Excavations & Retaining Walls
In accordance with section 80 A (11) of the Environmental Planning & Assessment Act
1979 and clause 98 E of the Environmental Planning & Assessment Regulation 2000, it
is a prescribed condition that the adjoining land and buildings located upon the
adjoining land must be adequately supported at all times.
All excavations and backfilling associated with the erection or demolition of a building
must be executed safely in accordance with appropriate professional standards and
excavations must be properly guarded and supported to prevent them from being
dangerous to life, property or buildings.
Retaining walls, shoring or piling must be provided to support land which is excavated
in association with the erection or demolition of a building, to prevent the movement of
soil and to support the adjacent land and buildings, if the soil conditions require it.
Adequate provisions are also to be made for drainage.
Details of proposed retaining walls, shoring, piling or other measures are to be
submitted to and approved by the Principal Certifying Authority.

43.

Prior to undertaking any demolition, excavation or building work in the following
circumstances, a report must be obtained from a professional engineer which details
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when undertaking excavation or building work within the zone of influence of the
footings of a dwelling or associated structure that is located on the adjoining
land;
when undertaking demolition work to a wall of a dwelling that is built to a
common or shared boundary (e.g. semi-detached or terrace dwelling);
when constructing a wall to a dwelling or associated structure that is located
within 900mm of a dwelling located on the adjoining land;
as may be required by the Principal Certifying Authority.

The demolition, excavation and building work and the provision of support to the
dwelling or associated structure on the adjoining land, must also be carried out in
accordance with the abovementioned report, to the satisfaction of the Principal
Certifying Authority.
44.

45.

Building Encroachments
There must be no encroachment of any structures or building work onto Council’s road
reserve, footway, nature strip or public place.
Road/Asset Opening Permit
A Road / Asset Opening Permit must be obtained from Council prior to carrying out any
works within or upon a road, footpath, nature strip or in any public place, in accordance
with section 138 of the Roads Act 1993 and all of the conditions and requirements
contained in the Road / Asset Opening Permit must be complied with.
The owner/builder must ensure that all works within or upon the road reserve, footpath,
nature strip or other public place are completed to the satisfaction of Council, prior to
the issuing of a final occupation certificate for the development.
For further information, please contact Council’s Road / Asset Opening Officer on 9399
0691 or 9399 0999.

46.

47.

48.

Public Domain Works
Any upgrade of the existing public footpaths on either the Avoca or Frances Street
frontages must be to the satisfaction of Council’s Landscape Architect in terms of
extent, design, materials, finish and similar, with the applicant to comply with all
requirements.
Street Tree Removal
Approval is granted for the applicant to remove and dispose of (wholly at their own
cost) the two existing Eucalyptus scoparia (Wallangarra White Gums) from the Avoca
Street footpath, centrally across the width of the site, so as to improve visual access
and sight lines to the Town Hall, as well as to allow for a new landscape scheme that is
more in keeping with the heritage characteristics of the building to be provided, and
must satisfy themselves as to the location of all site services, prior to the
commencement of any works on public property.
New Street Trees
As the plans have proposed two new street trees for the Frances Street frontage,
adjacent the existing public foyer, the applicant must comply with any requirements
from Council’s Coordinator Tree Management in regards to species, pot size, quantity
and location, prior to the completion of works.

Pruning
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49.

Permission is granted for the minimal and selective pruning of only those lower
growing, lower order branches from the southern aspect of the Cinnamomum camphora
(Camphor Laurel) which is located wholly on the adjoining school grounds to the north,
only where they overhang into the subject site, and need to be pruned in order to avoid
damage to the tree; or; interference with the approved works.

50.

This approval does not imply any right of entry onto a neighbouring property nor does it
allow pruning beyond a common boundary; however, where such measures are
desirable in the best interests of correct pruning procedures, and ultimately, the
ongoing health of the tree, the applicant must negotiate with the neighbour/tree owner
for access to perform this work.

51.

All pruning must be undertaken by an Arborist who holds a minimum of AQF Level III in
Arboriculture, and to the requirements of Australian Standard AS 4373-2007 'Pruning of
Amenity Trees,’ and NSW Work Cover Code of Practice for the Amenity Tree Industry
(1998).

REQUIREMENTS PRIOR TO THE ISSUE OF AN OCCUPATION CERTIFICATE
The following conditions of consent must be complied with prior to the ‘Principal Certifying
Authority’ issuing an ‘Occupation Certificate’.
Note: For the purpose of this consent, any reference to ‘occupation certificate’ shall also be
taken to mean ‘interim occupation certificate’ unless otherwise stated.
These conditions have been applied to satisfy the relevant requirements of the Environmental
Planning & Assessment Act 1979, Environmental Planning & Assessment Regulation 2000,
Council’s development consent and to maintain reasonable levels of public health, safety and
amenity.

52.

Occupation Certificate Requirements
An Occupation Certificate must be obtained from the Principal Certifying Authority prior
to any occupation of the building work encompassed in this development consent
(including alterations and additions to existing buildings), in accordance with the
relevant provisions of the Environmental Planning & Assessment Act 1979.
An Occupation Certificate must not be issued for the development if the development is
inconsistent with the development consent.
The relevant requirements of the
Environmental Planning & Assessment Act 1979 and conditions of development consent
must be satisfied prior to the issuing of an occupation certificate.

53.

54.

Council’s Infrastructure, Vehicular Crossings, street verge
The applicant must meet the full cost for Council or a Council approved contractor to
repair/replace any damaged sections of Council's footpath, kerb & gutter, nature strip
etc which are due to building works being carried out at the above site. This includes
the removal of cement slurry from Council's footpath and roadway.
All external civil work to be carried out on Council property (including the installation
and repair of roads, footpaths, vehicular crossings, kerb and guttering and drainage
works), must be carried out in accordance with Council’s Policy for “Vehicular Access
and Road and Drainage Works” and the following requirements:
a)

All work on Council land must be carried out by Council, unless specific written
approval has been obtained from Council to use non-Council contractors.

b)

Details of the proposed civil works to be carried out on Council land must be
submitted to Council in a Pre-paid Works Application Form, prior to an occupation
certificate being issued for the development, together with payment of the
relevant fees.
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55.

56.

57.

58.

59.

60.

61.

Attachment 1

c)

If it is proposed to use non-Council contractors to carry out the civil works on
Council land, the work must not commence until the written approval has been
obtained from Council and the work must be carried out in accordance with the
conditions of consent, Council’s design details and payment of a Council design
and supervision fee.

d)

The civil works must be completed in accordance with Council’s conditions of
consent and approved design and construction documentation, prior to occupation
of the development, or as otherwise approved by Council in writing.

The applicant must meet the full cost for Council or a Council approved contractor to
repair/replace any damaged sections of Council's footpath, kerb & gutter, nature strip
etc which are due to building works being carried out at the above site. This includes
the removal of cement slurry from Council's footpath and roadway.
Landscaping
Prior to issuing any type of Occupation Certificate, certification from a qualified
professional in the landscape/horticultural industry must be submitted to, and be
approved by, the PCA, confirming the date that the completed landscaping was
inspected, and that it has been installed substantially in accordance with the revised
Landscape Plans by JMD Design, dwg no’s L01-09, issue A, 21.08.15, and any relevant
conditions of consent.
Suitable strategies shall be implemented to ensure that the approved landscaping is
maintained in a healthy and vigorous state until maturity, for the life of the
development.
Food Safety
The food preparation area must be registered with Council's Health, Building &
Regulatory Services Department in accordance with the Food Safety Standards, prior to
commencing operations.
Upon completion of the work, the food preparation and storage areas are to be
inspected by Council’s Environmental Health Officer to ascertain compliance with
relevant Food Safety Standards and the written approval of Council (being the relevant
Food Authority for this food business) must be obtained, prior to the issuing of an
occupation certificate.
Environmental Amenity
A report, must be obtained from a suitably qualified and experienced consultant in
acoustics, which demonstrates and certifies that noise and vibration from the
development (including all plant and equipment) satisfies the relevant provisions of the
Protection of the Environment Operations Act 1997, NSW Office of Environment &
Heritage/Environment Protection Authority Noise Control Manual & Industrial Noise
Policy and conditions of Council’s development consent. A copy of the report is to be
forwarded to the Council with or prior to the issue of an occupation certificate.
Fire Safety Certificate Requirements
Prior to issuing an interim or final Occupation Certificate, a single and complete Fire
Safety Certificate, encompassing all of the essential fire safety measures contained in
the fire safety schedule must be obtained and be submitted to Council, in accordance
with the provisions of the Environmental Planning and Assessment Regulation 2000.
The Fire Safety Certificate must be consistent with the Fire Safety Schedule which forms
part of the Construction Certificate.
A copy of the Fire Safety Certificate must be displayed in the building entrance/foyer at
all times and a copy of the Fire Safety Certificate and Fire Safety Schedule must also be
forwarded to Fire & Rescue NSW.

Attachment 1 - DA Compliance Report - 30 Frances Street, Randwick

Page 28

CP2/17

DA Compliance Report - 30 Frances Street, Randwick

62.
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Noise Emissions - Certification
Where plant and equipment is installed in the premises (e.g. air-conditioners,
mechanical ventilation/exhaust systems or refrigeration motors etc), a written report or
statement must be obtained from a suitably qualified and experienced consultant in
acoustics.
The report/statement must demonstrate and confirm that noise and vibration from the
development satisfies the relevant provisions of the Protection of the Environment
Operations Act 1997, NSW Office of Environment & Heritage/Environment Protection
Authority Noise Control Manual & Industrial Noise Policy, Council’s conditions of consent
(including any relevant approved acoustic report and recommendations), to the
satisfaction of Council. The assessment and report must include all relevant fixed and
operational noise sources and a copy of the report/statement must be provided to
Council prior to the issue of an occupation certificate.

OPERATIONAL CONDITIONS
The following operational conditions must be complied with at all times, throughout the use
and operation of the development.
These conditions have been applied to satisfy the relevant requirements of the Environmental
Planning & Assessment Act 1979, Environmental Planning & Assessment Regulation 2000,
Council’s development consent and to maintain reasonable levels of public health and
environmental amenity.

63.

Food Storage
All food preparation, cooking, display and storage activities must only be carried out
within the approved food premises.
Storage shall be within appropriate shelves, off the floor and in approved storage
containers. External areas or structures must not be used for the storage, preparation
or cooking of food, unless otherwise approved by Council in writing and subject to any
necessary further approvals.

64.

Food Safety Requirements
A numerically scaled indicating thermometer or recording thermometer, accurate to the
nearest degree Celsius being provided to refrigerators, cool rooms, other cooling
appliances and bain-maries or other heated food storage/display appliances. The
thermometer is to be located so as to be read easily from the outside of the appliance.
An infra-red or digital probe type thermometer must also be readily available to check
the temperature of food items.

65.

66.

67.

The food premises must be kept in a clean and sanitary condition at all times, including
all walls, floors, ceilings, fixtures, fittings, appliances, equipment, fridges, freezers, cool
rooms, shelving, cupboards, furniture, crockery, utensils, storage containers, waste
bins, light fittings, mechanical ventilation & exhaust systems & ducting, storage areas,
toilet facilities, basins and sinks.
Environmental Amenity
There are to be no emissions or discharges from the premises which will give rise to a
public nuisance or result in an offence under the Protection of the Environment
Operations Act 1997 and Regulations.
The proposed use of the premises and the operation of all plant and equipment must
not give rise to an ‘offensive noise’ as defined in the Protection of the Environment
Operations Act 1997 and Regulations.
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In this regard, the use and operation of the premises (including all plant and
equipment) shall not give rise to a sound pressure level at any affected premises that
exceeds the background (LA90), 15 min noise level, measured in the absence of the noise
source/s under consideration by more than 5dB(A). The source noise level shall be
assessed as an LAeq, 15 min and adjusted in accordance with the NSW Office of
Environment & Heritage/Environment Protection Authority Industrial Noise Policy 2000
and Environmental Noise Control Manual (sleep disturbance).
68.

Fire Safety Statements
A single and complete Fire Safety Statement (encompassing all of the fire safety
measures upon the premises) must be provided to the Council in accordance with the
requirements of the Environmental Planning & Assessment Regulation 2000.
The Fire Safety Statement must be provided on an annual basis, each year following the
issue of the Fire Safety Certificate and other period if any of the fire safety measures
are identified as a critical fire safety measure in the Fire Safety Schedule.
The Fire Safety Statement is required to confirm that all the fire safety measures have
been assessed by a properly qualified person and are operating in accordance with the
standards of performance specified in the Fire Safety Schedule.
A copy of the Fire Safety Statement must be displayed in the building entrance/foyer at
all times and a copy must also be forwarded to Fire & Rescue NSW.

69.

Waste Management
Adequate provisions are to be made within the confines of the premises for the storage,
collection and disposal of waste and recyclable materials, to the satisfaction of Council,
prior to commencing business operations.
The waste storage area must be located within the property and not within any areas
used for the preparation or storage of food.
A tap and hose is to be provided within or near the waste storage area and suitable
drainage provided so as not to cause a nuisance.
Waste/recyclable bins and containers must not be placed on the footpath (or road),
other than for waste collection, in accordance with Council’s requirements.

70.

71.

72.

73.

Trade/commercial waste materials must not be disposed via council’s domestic garbage
service. All trade/commercial waste materials must be collected by Council’s Trade
Waste Service or a waste contractor authorised by the Waste Service of New South
Wales and details of the proposed waste collection and disposal service are to be
submitted to the Council prior to commencing operation of the business.
Sanitary Facilities
Sanitary facilities, plus wash hand basin and paper towel dispenser or hand dryer and
appropriate signage, must be provided for customers and staff and be maintained in a
clean and sanitary condition at all times.
External Lighting
External lighting to the premises must be designed and located so as to minimise lightspill beyond the property boundary or cause a public nuisance.

Plant & Equipment
The operation of all plant and equipment upon the premises shall not give rise to an
‘offensive noise’ as defined in the Protection of the Environment Operations Act 1997
and Regulations.
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In this regard, the operation of the plant and equipment shall not give rise to an L Aeq, 15
min sound pressure level at any affected premises that exceeds the background L A90, 15
min noise level, measured in the absence of the noise source/s under consideration by
more than 5dB(A) in accordance with relevant NSW Office of Environment & Heritage
(EPA) Noise Control Guidelines.
74.

Air Conditioners
Air conditioning plant and equipment shall not be operated during the following hours if
the noise emitted can be heard within a habitable room in any other residential
premises, or, as otherwise specified in relevant Noise Control Regulations:



75.

before 8.00am or after 10.00pm on any Saturday, Sunday or public holiday; or
before 7.00am or after 10.00pm on any other day.

Rainwater Tanks
The operation of plant and equipment associated with rainwater tanks are to be
restricted to the following hours if the noise emitted can be heard within a habitable
room in any other residential premises:



before 8.00am or after 8.00pm on weekends or public holiday; or
before 7.00am or after 8.00pm on weekdays.

ADVISORY NOTES
The following information is provided for your assistance to ensure compliance with the
Environmental Planning & Assessment Act 1979, Environmental Planning & Assessment
Regulation 2000, or other relevant legislation and Council’s policies. This information does not
form part of the conditions of development consent pursuant to Section 80A of the Act.
A1

The requirements and provisions of the Environmental Planning & Assessment Act 1979
and Environmental Planning & Assessment Regulation 2000, must be fully complied
with at all times.
Failure to comply with these requirements is an offence, which renders the responsible
person liable to a maximum penalty of $1.1 million. Alternatively, Council may issue a
penalty infringement notice (for up to $3,000) for each offence. Council may also issue
notices and orders to demolish unauthorised or non-complying building work, or to
comply with the requirements of Council’s development consent.

A2

This determination does not include an assessment of the proposed works under the
Building Code of Australia (BCA) and other relevant Standards. All new building work
(including alterations and additions) must comply with the BCA and relevant Standards
and you are advised to liaise with your architect, engineer and building consultant prior
to lodgement of your construction certificate.

A3

In accordance with the requirements of the Environmental Planning & Assessment Act
1979, building works, including associated demolition and excavation works (as
applicable) must not be commenced until:
 A Construction Certificate has been obtained from an Accredited Certifier or
Council,
 An Accredited Certifier or Council has been appointed as the Principal Certifying
Authority for the development,
 Council and the Principal Certifying Authority have been given at least 2 days
notice (in writing) prior to commencing any works.

A4

Council’s Building Certification & Fire Safety team can issue your Construction
Certificate and be your Principal Certifying Authority for the development, to undertake
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A5

The assessment of this development application does not include an assessment of the
proposed building work under the Food Act 2003, Food Safety Standards or Building
Code of Australia (BCA).
All new building work must comply with relevant regulatory requirements and
Australian Standards and details of compliance are to be provided in the construction
certificate application.

A6

The design and construction of the premises must satisfy the requirements of the Food
Act 2003, Food Standards Code and AS 4674 (2004). Prior to finalising the design and
fit-out for the development and prior to a construction certificate being obtained, advice
should be obtained from an accredited Food Safety Consultant (or Council’s
Environmental Health Officer).

A7

The applicant and operator are also advised to engage the services of a suitably
qualified and experienced Acoustic consultant, prior to finalising the design and
construction of the development, to ensure that the relevant noise criteria and
conditions of consent can be fully satisfied.

A8

A Local Approval application must be submitted to and be approved by Council prior to
commencing any of the following activities on a footpath, road, nature strip or in any
public place:
 Install or erect any site fencing, hoardings or site structures
 Operate a crane or hoist goods or materials over a footpath or road
 Placement of a waste skip or any other container or article.
For further information please contact Council on 9399 0944.

A9

Specific details of the location of the building/s should be provided in the Construction
Certificate to demonstrate that the proposed building work will not encroach onto the
adjoining properties, Council’s road reserve or any public place.

A10

Prior to commencing any works, the owner/builder should contact Dial Before You Dig
on 1100 or www.dialbeforeyoudig.com.au and relevant Service Authorities, for
information on potential underground pipes and cables within the vicinity of the
development site.

A11

This consent does not authorise any trespass or encroachment upon any adjoining or
supported land or building whether private or public. Where any underpinning, shoring,
soil anchoring (temporary or permanent) or the like is proposed to be carried out upon
any adjoining or supported land, the land owner or principal contractor must obtain:
 the consent of the owners of such adjoining or supported land to trespass or
encroach, or
 an access order under the Access to Neighbouring Land Act 2000, or
 an easement under section 88K of the Conveyancing Act 1919, or
 an easement under section 40 of the Land & Environment Court Act 1979, as
appropriate.
Section 177 of the Conveyancing Act 1919 creates a statutory duty of care in relation to
support of land. Accordingly, a person has a duty of care not to do anything on or in
relation to land being developed (the supporting land) that removes the support
provided by the supporting land to any other adjoining land (the supported land).
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All new building work (including alterations, additions and building renovations) must
comply with the Building Code of Australia (BCA) and relevant Australian Standards and
details of compliance must be provided in the Construction Certificate application.
The assessment of this development application does not include an assessment of the
proposed building work under the Building Code of Australia and Disability (Access to
Premises – Buildings) Standards 2010 and you are advised to liaise with your architect
or building certifier regarding these requirements prior to applying for a Construction
Certificate.

A13

Underground assets (eg pipes, cables etc) may exist in the area that is subject to your
application. In the interests of health and safety and in order to protect damage to third
party assets please contact Dial before you dig at www.1100.com.au or telephone on
1100 before excavating or erecting structures (This is the law in NSW). If alterations
are required to the configuration, size, form or design of the development upon
contacting the Dial before You Dig service, an amendment to the development consent
(or a new development application) may be necessary. Individuals owe asset owners a
duty of care that must be observed when working in the vicinity of plant or assets. It is
the individual’s responsibility to anticipate and request the nominal location of plant or
assets on the relevant property via contacting the Dial before you dig service in
advance of any construction or planning activities.

A14

The applicant is to advise Council in writing and/or photographs of any signs of existing
damage to the Council roadway, footway, or verge prior to the commencement of any
building/demolition works.

A15

Smoke alarms are required to be installed in all residential dwellings, in accordance
with the relevant provisions of the Environmental Planning & Assessment Act 1979 and
the Building Code of Australia. Details should be included in the construction certificate
application.

A16

Demolition work and removal of asbestos materials:


A copy of Council’s Asbestos Policy is available on Council’s web site at
www.randwick.nsw.gov.au in the Building & Development section or a copy can be
obtained from Council’s Customer Service Centre.



It is the responsibility of the persons undertaking demolition work to obtain the
relevant WorkCover licences and permits.

A17

Any external lighting to the premises should be designed and located so as to minimise
light-spill beyond the property boundary or cause a public nuisance.

A18

Building owners and occupiers should consider implementing appropriate measures to
prevent children from falling from high-level window openings and balconies (e.g. by
installing window locking devices; installing heavy-duty screens to window openings;
limiting the dimensions of any openings to 125mm; ensuring balustrades to balconies
are at least 1m high and; locating fixtures, fittings and furniture away from high-level
windows and balconies).
For further information about preventing falls from windows and balconies refer to
www.health.nsw.gov.au/childsafety or pick-up a brochure from Council’s Customer
Service Centre.

A19

Underground assets (eg pipes, cables etc) may exist in the area that is subject to your
application. In the interests of health and safety and in order to protect damage to third
party assets please contact Dial before you dig at www.1100.com.au or telephone on
1100 before excavating or erecting structures (This is the law in NSW). If alterations
are required to the configuration, size, form or design of the development upon
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contacting the Dial before You Dig service, an amendment to the development consent
(or a new development application) may be necessary. Individuals owe asset owners a
duty of care that must be observed when working in the vicinity of plant or assets. It is
the individual’s responsibility to anticipate and request the nominal location of plant or
assets on the relevant property via contacting the Dial before you dig service in
advance of any construction or planning activities.
A20

The applicant is to advise Council in writing and/or photographs of any signs of existing
damage to the Council roadway, footway, or verge prior to the commencement of any
building/demolition works.
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