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1 INTRODUCTION & DESIGN BRIEF 

1.0 Introduction
This Report derives from the initial Feasibility Design Report and is intended to provide 
the client and assessing body with a general overview.   

The Feasibility Report included costings provided by the Quantity Surveyor on which to 
base a  budget for the basis of funding applications etc.  It should be noted that with the 
benefit of our consultants a number of significant parameters have been introduced, 
almost all of which will suggest the costs may be significantly greater.   

These Feasibility Report advisory budget figures are reproduced here, but will need to 
be revisited and updated by the QS, particularly during the documentation phase. 

1.1 Helena River Steiner School Requirements
The Helena River Steiner School currently comprises Primary, Pre-primary and 
Kindergarten schools is currently based in two leased character houses and two 
portables with play areas on and with other portable classrooms leased from EDWA on 
the Midland Primary School site.  The school is outgrowing these facilities and the lease 
from EDWA is due to expire within the next year or so, following an extension.  

The proposed new site in Hazlemere is over-looking the Helena river floodplain.  Lot 13 
Stirling Crescent is currently residential with horse grazing, with site area of 18,424m2 or 
1.842Ha, (approx 4.5 acres).  The site has an existing brick-and -tiled residence, which is 
proposed to be retained as an Admin building and an 8 stall brick-built stables which is 
proposed to be used as Woodwork and Metalwork shops. 

1.2 Site Conditions
Location: 

For over 60,000 years Nyungah farmed, hunted, met and traded at Woombenung (‘The 
Junction’), until in 1829 Lt. Governor Stirling selected 10,000 acres, between the Helena 
and Swan Rivers as his ‘Woodbridge Estate’.  The fertile floodplain soils of the Swan /
Helena caught Stirling’s eye on his exploratory trip up the Swan in 1827.  “The whole 
country of the middle and upper Swan resembles a vast English Park.”  1

Lot 13, Stirling Crescent overlooks the now dry remnants of Helena River floodway to the 
North, and is about 700m directly south of Midland Railway Station.  Since 1903 CY 
O’Connor’s Mundaring Weir has captured most of the run-off from the Helena River.  
Parts of the site remain potentially subject to flooding, but now only from either storm-
surge or extreme estuarine flooding of the Swan river. 

The site looks across the typically dry Helena river bed to Midland’s WA Govt. Railway 
Workshops site, where remediation by the Midland Redevelopment Authority, has left 
5m high steep sand/soil banks pushed onto the northern banks of the northern tributary 
of the Helena river to increase available flatland above flood level. 

 EW Landor, 1841 (from The Bushman)1
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The Helena River bed is about 150m wide, with a dry river stream at each edge, and the 
whole comprises flat pasture with fringing mature E. rudis (Flooded gums) which can live 
for four or five hundred years, and are significant surviving elements of the native flora.  
The Helena river floodway is zoned Regional Parkland, referred to as Helena River Park. 

Services available on site include grid electricity, non-mains scheme water and NBN.  
There is an effective bore which has been used to irrigate the pastures for horse grazing. 
A cadastral feature and contour survey has been provided for design development and 
to submit a DA etc.  The site is zoned Special Purpose, which includes for Educational 
purposes. 

The dense belt of trees is defined by our Bushfire consultants as ‘forest’ and we have 
consequently set all our proposed development beyond the BAL29 contour which is 31m 
offset from the northern boundary which is parallel to the floodway. 

Soils and Hydrology: 

The Helena Valley soils on site are sandy clay up to 1.5m deep overlaying the Guildford 
Terrace clay formation, with some gravels.  Stormwater management is very important.  
The groundwater level has not yet been established, but drilling to 2m has found none. 
The bore is believed to be at about 20m depth. 

1.3  Bushfire Protection Criteria:
Element 1: Location. 

The proposed development will be located in an area that is on completion subject to 
either a moderate or low bushfire hazard level, of BAL-29 or below. The BAL-29 contour 
has been defined as a minimum of 31m offset to the Northern boundary which runs 
along the top of the river bank and the floodway of the river is wooded and 
unmanaged, and therefore defined as “forest” for the purposes of BAL assessment. 

Lots abutting the north-west and south-east boundaries  are currently managed to a low 
bushfire threat state near these boundaries.  A narrow section of Woodland is located 
along the road boundary of the adjacent south-eastern lot which will impact the subject 
lot and some separation from this area would be required for future buildings (minimum 
14 metres). 

Element 2: Siting and Design of Development. 

Every habitable building is required to be surrounded by an Asset Protection Zone 
(APZ) of sufficient size to ensure that the highest potential BAL rating that applies to the 
building does not exceed BAL-29.  The APZ should be contained solely within the lot 
boundaries and managed to a low bushfire threat state in perpetuity. 

As discussed in Element 1 this can be achieved by strategic location of future buildings, 
paths, driveways and landscaping.  Future buildings should be constructed to the 
standards required for their assessed BAL-29 rating. 

Element 3: Vehicular Access 
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The WA Planning Policy 3.7 Bushfire Management Guidelines require two different 
vehicular access routes to the public road network, to provide safe access/egress to 2 
different destinations. These routes should be available to all residents and the public at 
all times and under all weather conditions. 

The subject lot does not comply with this requirement, as access is onto Stirling 
Crescent which has been blocked, and is currently a cul-de-sac.  Access to 2 different 
destinations is available from Amherst Road but the subject lot is located approximately 
205 metres from this point.  The maximum acceptable length of a cul-de-sac  
established by the Guidelines is 200 metres. 

The City of Swan has been asked to consider re-opening Stirling Crescent, by removing 
the boulders and earth mound which currently blocks access to the East. .Beyond the 
boulders a section of Stirling Crescent to Bushmead Road remains unsealed.  The City 
of Swan has plans for reopening and sealing of Stirling Crescent, probably as part of the 
Lloyd St/Helena bridge roadworks.  See also the TIA. 

Element 4: Water 
WA Planning Policy 3.7 Guidelines require water supply is available to the development 
to enable people, property and infrastructure can be defended from bushfire. 
The lot currently has a ‘shared main’ service with the metre connection on Amherst 
Road and will require either the extension of water mains to the site or the provision of 
a non-reticulated water supply to the satisfaction of Water Corp. 
In the interim, if required, the existing bore can be connected to provide fire-fighting 
water storage in a 50Kl water tank and adjacent diesel pump in a pump-house with 
electric battery startup. 

With the water main completed a fire hydrant can be connected directly.. 

Additional Comments: 

As school site, the development will be considered a ‘Vulnerable Land Use’ requiring 
special attention to occupant safety and evacuation.  There is only one access/egress 
route for at least the first 205 metres.  

Assuming Stirling Crescent is reopened in the future, then the subject lot will comply 
with the Bushfire Protection Criteria for the vehicular access element. 

1.4  Environmental and Hydraulics
Storm-water capture and storage has been integrated into the design.  Each 
classroom is shown provided with rainwater tanks, to slow run-off and retain water 
for summer irrigation of veggie gardens as swales.  Stormwater management is 
shown using bio-filter terraces, wetlands or channels to slow and treat stormwater 
before it reaches the river bed. 

All waste water will be connected to the new gravity sewer extension from 
Amherst Road, as under discussion with Water Corporation.  ATU systems are not 
considered suitable for this site. 
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The route of the sewer shown by Water Corp is along the northern side of Stirling 
Terrace from near Amherst Road, and this is also where ATCO have a high volume 
gas pipe.  It is anticipated that ATCO and Water Corp will liaise directly over the 
co-ordination of the new sewer, and the protection of this important asset. 

On the south side of Stirling Terrace there is a high pressure sewer which serves a 
wide area including Maida Vale. 

1.5  Acoustics
The site is under ANEF Contour 20 which has required extensive consideration of 
acoustic sound attenuation including heavy glazing and high density ceilings, 
particularly to the Administration building and the Library, but also to the General 
Purpose Learning Area classrooms. 

Statement of Planning Policy 5.1 guides Land Use Planning in the Vicinity of Perth 
Airport.  Policy measures within SPP 5.1 apply to land within the 20 ANEF noise 
contour, and have been based on Table 2.1 from Australian Standards 2021-2000: 
Acoustics - Aircraft noise intrusion - Building siting and construction. 

Please refer to the Acoustics report and to the drawings for more  details of how 
this is to be achieved. 

1.6  Traffic Impact Statement
As discussed under Bushfire Safety, the reopening of Stirling Crescent is a 
significant issue for vehicular access. 

The site is shown accomodating 35 vehicles, with about a dozen on-site drop-off 
and visitor bays.  There is also provision for informal verge drop-off and a 
separate service or emergency vehicle access. 

1.7 Design Methodology & Principles
Expected Staging:

The intention is to accommodate the Primary School as a series of simple pavilions, 
oriented approximately NNE and designed to facilitate Passive Solar Design principles.  
The intention is that all teaching areas are able to enjoy the winter sunshine, especially in 
the mornings with abundant summer shade. Outlook over the Helena River to the North 
is valued asset but brings a BAL requiring the buildings being well set-back from the 
Northern boundary overlooking the river. 

The city of Swan Hazelmere Enterprise Area Structure Plan (HEASP) contains provision for 
a river fringing access road which calls for provision for a 20m easement in effect, which 
is concurrent and within the BAL-29 set-back. 
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1.8 Required Accommodation
Classrooms will be constructed in stages as funding is available, in two or three stages 
over three years, but this application shows the proposed final layout. 

The School Accommodation Requirements: 
• Administration in 5 offices 

• 3 No Toilet blocks; one shared by each pair of Early Learning classes, one adjacent to 
the Canteen. 

• 4 Early Learning classrooms; allow 12mx6m each, shown ‘paired’ 

• 6 No Primary Classrooms; allow 11mx6m each internally; (3.25m2/ student up to 25) 

• 2 adjoining Multi-purpose /Music/Craft rooms each 12x6m, with operable partition. 

• Offices, Staff-room & lunchroom; within existing building 

• Woodwork, Metalwork and Maintenance Shed within existing Stables  

External areas will include playgrounds, footpaths, fences etc, partly provided by the 
school body.  Kindy play area; 7.5m2/child, say 40 kids= 300m2. (allow  7.5m2/student) 

1.9 Passive Solar Construction Principles
The basic aim is for for a new school campus overlooking the Helena River floodplain.  
The existing house will be repurposed and adapted as offices, staff-rooms and Playgroup 
space, with walkway to the other pavilion classrooms and facilities.  

The new classrooms are highly insulated pavilions with ample East-north-east facing 
glazing to admit winter solar warmth, exploiting both the outlook and Solar Access.  
General Purpose Classrooms are oriented parallel to the East site boundary to maximise 
the early morning winter solar aspect.  Heavy thermal-lined curtains can be drawn in the 
evenings to retain winter warmth, and also to assist with acoustic absorption. 

Materials and methods of construction will be considered in detail in the Building Licence 
and Contract Documentation stages.  The existing house requires little refurbishment, 
but the immediate needs are for some internal alterations including opening up the 
reception area by demolition of a cracked wall and constructing internal partition walls 
and internal insulated studwalls to improve thermal performance of the existing garage, 
which is to be used as the Principal’s office and meeting room. 

The Early Learning Classrooms have been designed on a roughly North-south axis to 
provide a more enclosed ambience for the young children, which precludes Passive solar 
design.  They each have a pitched gable roof. 

These classrooms will be provided with heat pumps for heating and cooling to be 
designed by an M&E consultant to achieve compliance with Section J of the BCA. 
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1.10 Aim & Principles; Steiner Philosophy in Architecture
The Steiner Education principles stemmed from Rudolf Steiner, who was interested in 
education as well as agriculture, medicine, architecture and social reform. 

The priority of the Steiner ethos is to provide an unhurried and creative learning environment 
where children can find the joy in learning and experience the richness of childhood rather than 
early specialisation or academic hot-housing.  The curriculum itself is a flexible set of pedagogical 
guidelines, founded on Steiner’s principles that take account of the whole child.  It gives equal 
attention to the physical, emotional, intellectual, cultural and spiritual needs of each pupil and is 
designed to work in harmony with the different phases of the child’s development.  The core 
subjects of the curriculum are taught in thematic blocks and all lessons include a balance of 
artistic, practical and intellectual content.  Whole class, mixed ability teaching is the norm. 

Austrian philosopher and social reformer Rudolf Steiner recognised the need for education to 
enable children to become free and autonomous human beings, able to impart purpose and 
direction in their lives. 
Typically located in beautiful surrounds, our schools seek to nurture each individual and connect 
them to the reverence and awe of the natural environment, one another, and the world around 
them. Schools are grounded in working artistically, spiritually, practically and intellectually.

In primary school, the core approach is through artistic presentation of material by the class 
teacher which promotes engagement, inspires deep learning and supports developing 
imaginations.

In secondary school, we develop students’ awakening capacity for discernment by fostering 
initiative and independent, flexible thinking.2

Architects generally know of Rudolf Steiner as the architect of the Second Goetheaneum 
(1924) and of his relationship with Expressionism, such as Mendelsohn’s Einstein Tower of 
1919.  Expressionism shared ideas with the Arts & Crafts movement and also with 
Constructivism (Tatlin’s Tower). 

1.11 Budget (See 3.4)
The School has identified an initial budget for the project using the resources of our QS, 
although this will need to be adjusted over the next few years, to allow for escalation and 
further investment required, such as the new deep sewer to which the school is required 
to contribute.  The preliminary budget advice in Probable Costs is intended to assist in 
Funding (see 3.4). 

Research shows that ‘whole–life costings’ (including maintenance, running costs, 
depreciation etc) are much lower when investment is made in good design, appropriate 
material & systems specifications, even if these require higher initial capital costs. 

Analysis of completed buildings also reveals that reducing or avoiding architects’ fees 
(typically about 0.3% of the overall costs over the life of the building) results in higher 
costs in both construction & post commission phases. 

  https://www.steinereducation.edu.au/steiner-education/about-steiner-education/2
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This design is based on very efficient high performance Passive Solar pavilions, requiring 
low maintenance and servicing generally.  This will reduce ongoing reduce costs.  We 
have commenced exploration of some pre-fabrication systems that we have used 
previously such as pre-cut Structural Insulated Panels (SIPS).  There are other more 
conventional constructions that can achieve the high thermal and acoustic performances 
as required in this project. 

1.12 Primary goals of the Development
Primary outcomes to achieve. 

• Create a flexible liveable school, centred on a series of pavilions, capturing the solar 

aspect, and creating a well-balanced indoor/outdoor  

• Connection to nature beyond, conserving all mature trees. 

General outcomes to achieve. 

• Good fenestration to North for high thermal & ventilation performance for most 

classrooms. 

• an open-plan school with al-fresco spaces connecting to the environment. 

Principles 

• Climate responsive Passive Solar design is integral to this design for winter warmth, 
with natural cross ventilation for summer purging,  

• Acoustic performance is generally achieved using similar technology and materials. 

• Solar HWU and PV panels and future battery storage should be considered for 

improved amenity and sustainability. 

• Storm-water capture and storage, using first-flush filters to rainwater to each classroom, 

will provide summer irrigation for gardens.  Stormwater management will, use 
filter terraces or wetlands as bio-filters before water reaches the river-bed. 

• Waste water will be connected to the new gravity sewer extension from Amherst Road, 
under discussion with Water Corporation.  ATU systems are not considered 

suitable for this site. 

• Encourage environmentally friendly living; e.g. Permaculture, plants, veggie gardens 

etc. possibly a small school farm, with grazing animals on the oval, rather than 
mowing, vegetable gardens around the buildings.  This is all seen as part of the 

school ethos and the curriculum.  Site management is crucial under the Bushfire 
Management Plan. 

• Steiner or Waldorf Schools recognise that as young children grow they initially require 
more sense of security and enclosure in their familiar spaces and that this 

opens-up over time.  This is reflected in the design of the Early Learning 
Classrooms, as above. 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2 CONCEPT DEVELOPMENT 

2.1 Concept Development 

The Concept is for a series of lightweight, highly insulated, passive solar-designed and 
naturally-ventilated classrooms.  The design approach aims to provide 10-star equivalent 
thermal performance, without any need to mechanical services, other than ceiling fans. 

The existing yellow brick house and the yellow brick stables are shown linked by a raised-
roof Covered Assembly/Breezeway area.  This open assembly area is defined to the West 
by the Canteen.  This Covered Assembly area is envisaged to extend to potentially serve 
as a Performance space, and as an informal lunchtime gathering space, with provision for 
a basket-ball court. 

The scale and simple bungalow layout of the classrooms is contextual to the nearby 
South Woodbridge residential railway bungalows, south of Woodbridge railway station, 
which date from the early 20th Century. 

2.2 Steiner/Waldorf School Design Principles
Paddy Frére and Doug Harvey provided books and advice on the philosophy regarding 
spacial design for Early Learning to nurture young people as they develop from the more 
enclosed curvilinear spaces to more open ones. 

The briefing process in this regard is still underway, but the Early Learning Areas are here 
shown as deep plans, to provide more cave-like secure spaces, whereas the Primary 
classes generally open out to the view and to accept winter sunlight for effective Passive 
Solar design. 

2.3 Layout for Thermal Performance
The proposals show the classrooms as a series of linked pavilions; simple rectilinear 
forms oriented diagonally to face to the North.  North-facing glazed patio doors bringing 
winter sunshine into the classes, will provide Passive Solar warming.  In summer these 
same doors can be opened in the afternoons to provide high levels of natural ventilation, 
or ‘purging’, assisted by cross ventilation across from the southern elevation.  The open 
site is blessed with cooling sou-westerlies in summer afternoons. 

Classrooms are typically roofed with a sandwich panel roof for high insulation and 
economy, with a lightweight triple-cavity composite wall construction for quick response 
and similar thermal efficiency.  The floor is typically concrete slab, and if suspended it will 
sit on top of a sandwich panel to remain well insulated for thermal mass. 

2.4 The Heritage Wetland Setting
The al-fresco teaching spaces enjoy the amenity of the setting, with the wide Helena 
floodplain beyond.  This floodway is the remnant of once significant Helena River before 
it was dammed by the Mundaring Weir and Overflow dam below Darlington.  The 
Helena River is a Registered Aboriginal Heritage site. 
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2.5 General Sustainability Spacial Responses
Adaptive re-use of existing buildings 

The existing house on Lot 13 is intended to be retained and upgraded in terms of 
insulation and passive solar opportunities, etc.  The addition of internal walls provides 
two additional office spaces and provides an internal thermal barrier to the West wall.  
Further work to the old house shows demolition of a wall inside the Entry Porch to 
provide a larger Reception space. 

Adaptive re-use of existing buildings is energy efficient, as it conserves the embodied 
energy of manufacture, transport and erection of the existing structure.  Solar hot water-
heating is also a cost-effective investment, as water-heating can account for about 30% 
of domestic energy consumption with pay-back period is only about six years. 

The Toilet blocks & Porch/wet areas 

The Primary school student toilet block contains four water closets for each sex with a 
central Universal access facility which includes a shower.  Coat/bag hooks and a drinking 
bubbler is located outside each Classroom.  Large Entry Porch or Verandahs provide 
shelter and a space for children to store bags, change clothes to shoes etc. 

Water Harvesting 

Gutters discharging via 90mm downpipes, can be collected via filters and first flush 
diversion into rainwater tanks to the rear of the school buildings.  Stormwater overflow 
will be managed on site 

Passive Solar Design for Comfort levels 
Climate Responsive Design (Passive Solar Design) exploits Northern exposure  The high 
mid-summer sun is easily shaded by the right overhang or similar, while admitting the 
low winter sun, (34º at midday, mid-winter) giving warmth in winter, good light levels and 
year-round comfort conditions.   

In Perth the heating loads for households typically outweigh cooling loads two to one.  
So Passive Solar Design is a primary goal, along with good levels of insulation.  The 
winter sun is then capable of providing most of the winter warmth, and with solar cut-off 
and night purging summer ventilation, will be sufficient for reasonable comfort and 
amenity all year, possibly with a balanced flue gas heater against the South wall to 
alleviate winter chill. 

Thermal & Acoustic Efficiency 

Passive solar design requires well insulated external walls, ceilings and floors wherever 
possible.  The floors here will provide thermal mass & provide thermal storage.  The sea-
breeze & night purging will provide basic summer cooling. 

Double glazing or Low E glass with thermally broken aluminium frames will help maintain 
effective solar gain in winter, with thermal efficiency, for Passive Solar Design.  To 
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increase thermal efficiency allow for good quality lined insulating curtains, to improve 
thermal insulation of windows at night. 

In-floor Passive Solar heating 

The Primary (GPLA) classroom floors are thick concrete slabs-on-ground, built on a dry 
sand pad, with the thermal mass of concrete an integral part of Passive Solar Design.  
The concrete flooring will act as a thermal heat-sink; a thermal store for the warmth of 
the winter sunlight, and the concourse in summer. 

In-floor Hydro-thermal Passive Solar heating 

The Early Learning classrooms are designed with gables facing North, which are 
protected by deep entry verandahs.  This is intended to provide a more enclosed ‘cave-
like’ environment for the younger children, as consistent with Steiner principles.  The 
verandahs are shown roofed with transparent corrugated Laserlight to allow winter sun 
ingress, but they will not provide effective Passive Solar heated spaces.   

Solar hot water units can be installed on the toilet roofs, using solar heated Water to 
circulate through the concrete floors, providing Hydro-thermal heating in winter.  In 
summer, or when internal heating is not required, the hydrothermal water can be used 
for hot water for showers, but the excess might be used to drive a hydro=thermal heat-
pump, for cooling the same spaces, when required. 

These mechanical systems will require further design development in the Documentation 
stages. 

Photo-voltaic (PV) panels 

Exposed near north-facing roofs can carry photo-voltaic (PV) panels, utilising Perth’s up to 
5kWhrs/m2 solar power.  These are connected to the grid by an Inverter, which 
transforms DC to A/C in cycle. 

Photo-voltaic and Battery storage 

Combined with efficient appliances such as LED lamps etc,  PV panels can provide nett 
excess of electric power to be stored or sold back to the grid, in certain circumstances.  
Increasingly on site battery storage is becoming affordable, to avoid the cost of grid 
electricity. 

2.6 External Work & Planting
Our Landscaping Plan is indicates the suggested planting to provide shade, space 
definition, and ti frame vistas.  Mature trees to the sou-west can provide useful afternoon 
summer shade.  Reducing thirsty lawns and hard paving with ground cover will soften the 
microclimate around the school.  Permaculture provides a great model for educational 
edible gardens. 

Further Design Development would normally include landscaping and planting layouts 
which is an important part of our service.  We understand that HRSS wish to deal with 
soft landscaping and play equipment within the capacities of the school body. 
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Further Reading 

Books are available on Sustainability, on Permaculture, and on Passive Solar Design etc.  
The Australian Govt. has a website, “Your Home” which includes this section, on Passive 
Solar; http://yourhome.gov.au/sites/prod.yourhome.gov.au/files/pdf/YOURHOME-PassiveDesign.pdf 

General 

The new school buildings should work effectively with minimal heating and cooling costs 
due to intrinsic solar design and natural ventilation.  Most importantly these should feel 
and work well for students and teachers, day to day with high value in amenity.  This 
design aims to provide the school with sustainability and flexible future options as they 
develop and evolve.  
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3 OPINION OF POSSIBLE COSTS 

3.1 Generally 
This advice suggests a range for a budget for this 'first pass' feasibility masterplan,  
assuming all work to be done under Contract with a Registered Builder at typical 
commercial rates.  Final costs of the work will depend on:- 

• scope of work, (scale) of the project, 
• quality of materials, finishes, fittings and fixtures chosen, 
• workmanship and efficiency of Contract Administration 
• effective project management & organisation of construction, plus  
• building industry market conditions;  hence a range of costs. 
• On-site conditions 

3.2 Possible Costs 
This opinion of probable costs is for a possible range of builders' Tenders based on 
Documentation based on resolved design based on these Feasibility Masterplanning 
Sketches, including GST and the Builders' margins (typically from 15% to 25%).  Tenders 
should for a fixed price Lump Sum, using a MBA/ RAIA ABIC standard Contract for 
Contract Administration by your Architect. 

Aspects of the external works are expected to be carried out by the school community, 
as is their preferred model.  These have not been costed, but only the gross earthworks 
and retaining walls are included here as probable costs. 

The rates used allow for well insulated, adequate height spaces, which are intended to 
create an airy, light and well ventilated interior. 

3.3 Floor Areas 
Room FECA 

(Interior 
Floor Area)

Verandah 
Area

No 
off

Total

Early Learning Area (inc Play-group) 75.8 27.3 4 303.2

ELA Toilets 23.5 2 47

Multi-purpose room (2, with opening wall) 152 1 152

Library 81.1 1 81.1

Canteen & Store 57.2 9.6 1 57.2

Primary Toilet block 28.9 1 28.9

General Primary Learning Area (GPLA) 60 21 6 360

Existing Stables & Store 248 1 248

Total new FECA floor area 1029.4
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3.4 Possible costs; Primary & Early Learning School, inc. GST 
This is based on the QS OPC. 

Note that we are showing above both Construction costs for the new work and also 
other additional associated professional and statutory fees.  

Staging the work may result in higher total costs than these shown here. Generally a 
series of smaller contracts will cost more than a single contract for the same work, de to 
loss of economy of scale, and introduction of redundancies. 

The illustrated schematic design ideas may be fine-tuned regarding the Scope Of Work 
following consideration and discussion.  Once we finalise a resolved plan, we can revisit 
these figures with a Quantity Surveyor or Estimator for a further budget estimate, or a 
Pre-Tender Estimate off developed Working Drawings for more accurate costings. 

  

HRSS OPC  Cost Summary

Ref Description Area Unit Rate Sub-total No Total

Summary

1.1 GPLA 88 m2 1680 $147,840 6 $887,040

1.2 Early Learning pair 248 m2 1700 $421,600 2 $843,200

1.3 Library 90 m2 1800 $162,000 1 $162,000

1.4 Admin; Adds & Alts 317 m2 350 $110,950 1 $110,950

1.5 Multi-Purpose Rooms 166 m2 1650 $273,900 1 $273,900

1.6 Primary Toilet Block 33 m2 3300 $108,900 1 $108,900

1.7 Canteen & Store 64 m2 2100 $134,400 1 $134,400

1.8 Stables as Woodwork 240 m2 550 $132,000 1 $132,000

1.9 Covered Assembly 178 m2 650 $115,700 1 $115,700

1.10 Site Preparation $55,000 1 $55,000

1.11 Fencing & Gates $30,000 1 $30,000

1.12 Soft Landscape (Oval) $415,000 1 $415,000

1.13 Roads; hardscape $110,000 1 $110,000

1.14 External Services $80,000 1 $80,000

1.15 Provisional Sums $286,000 1 $286,000

Subtotal $3,744,090

Helena River Steiner School $2,583,290 $3,744,090
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4  RELEVANT STATUTORY ISSUES 

4.1 Generally 
Construction of structures generally must comply with the requirements of the Building 
Code of Australia (BCA) or National Construction Code (NCC), Residential Planning 
Code (R Codes; for housing), Council’s Town Planning Scheme, and City of Swan’s TPS17 
and local policies.  The ABC/NCC cross-reference relevant Australian Standards. 

4.2 Local Authority Requirements 
Local government Building Permit approval is required for the erection of most buildings, 
including a dwelling or additions, a patio, garage, carport, swimming pool, high fence, 
spa, retaining wall, gazebo, shed over 10m2, rainwater tank and other similar structures. 

City of Swan Planning Issues 

The City of Swan is the responsible body for assessing the proposals, and will refer 
documents to the appropriate agencies. 

The City has advised that a school is permissible development under the Hazelmere 
Enterprise Area Structure Plan (HEASP) under TPS17 but we have to address the BAL 
assessment and consideration for bushfire escape in two directions from the site if 
Stirling Crescent is still blocked, rendering it a cul-de-sac at present.   

We also have the ANEF Contour 20, which makes the erection of a school unsuitable 
without significant acoustic provisions, and these are dealt with in the Acoustic report 
and on the Architectural Drawings. 

The HEASP also shows a future river-edge roadway which this layout allows for. 

Stormwater Management 

The City of Swan will need to approve the stormwater management on site to their 
standards.  This may require referral to agencies such as Swan/Canning River Trust. 

When it comes to the Building Permit, the stormwater management design will be 
important.  A BP Application to the City of Swan can be lodged by an appointed 
Contractor/Builder only after the DA is in place. 

Traffic & Parking Management Policy; 
The School intends to develop Traffic Management Policy for the School to include:- 

• encouraging parents to either walk their children to school, if local, or from the railway 
station, if access can be arranged across the Helena floodplain and through the Railway 
Workshops site.  Cycle paths along the Helena River parkland will further facilitate 
access by bicycle.  Access to the river park from the Workshops via the proposed 
“Water-tank park” can create access with bicycle ramps up the sand-bank connecting 
the river park. 

• seek to have Stirling Crescent opened up , where it is currently blocked with boulders 
and an earth bund.  This opening up of Stirling Crescent will also be necessary to 
provide safe alternative fire escape from the school in two directions. 
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4  RELEVANT STATUTORY ISSUES 

4.3 State Planning Requirements 
State Planning; WAPC Issues; 

The State Planning Policy 3.7 is the dominant document, with its implementation is 
generally delegated to the Local Authority.  FESA will review the plans and provide 
comments. 

Water Corporation will be involved in this project for both the deep sewer construction 
and for the mains water installation. 

Floodplain access, as it is zoned Regional Recreation Reserve will be State responsibility.  
We understand that the Regional Recreation Reserve is to be improved with access 
paths, cycleways etc.  It is anticipated that the school will be involved in the briefing and 
possibly the management for such works. 

4.4 State Fire Safety Requirements 
BAL Rating 
State legislation requires the construction to be designed and constructed to achieve fire 
safety with the predicted BAL-29 fire load, according to AS 3959 and to the Bushfire 
Management Plan by BPP. 

The significant points from AS 3959 BAL-29 compliance are: 

• External claddings and fixtures must be non-combustible 

• External fabric must have no gaps greater than 2mm, unless sealed with non-
combustible material. 

• External glazing within BAL-29 contours must be toughened glass. 

4.5 Federal Legislative Requirements 
The NCC (National Construction Code) is a National legislative suite of documents 
covering Building Construction in all its facets, incorporating the BCA (Building Code of 
Australia) and all relevant Australian Standards, which includes Building Contracts. 

BCA Section J; Energy Efficiency 
The BCA includes Energy Provisions.  Building Permit Applications must now include an 
Energy Assessment, including calculations to show the Glazing U values and solar heat 
gain etc, usually by a specialist.  WA Dept of Commerce Building Commission provides a 
BCA Energy and Water Efficiency Verification pro-forma, and also an NCC Vol 2 Glazing 
Calculator, both of which we will normally complete to demonstrate compliance with 
Section J. 

Low E laminated glass or double glazing in thermally broken Aluminium or timber-frames 
will provide superior thermal efficiency and thus much lower cost over time than single 
glass in aluminium frames.  Quality materials have slightly higher capital costs, but much 
lower costs over time.  Maximising insulation in the ceilings and walls, will also support 
requirements for the Acoustic issues under the ANEF 20 contour from Perth airport. 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Questionnaire

1. Please describe the proposal.

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________

2. What is the maximum number of students the facility is intended to accommodate?  ______

3. What is the maximum number of employees intended to be onsite at any one time? ______

4. Please complete the following table by indicating the proposed operating hours of the business/activity:

Sunday Monday Tuesday Wednesday Thursday Friday Saturday

Opening Time

Closing Time

Further Information 
If you need further information about planning in Swan:

Visit our website:  www.swan.wa.gov.au/Planning,_Building,_&_Engineering/Planning

Call us:  9267 9267 (between 8:00am and 5:00pm, Monday to Friday) 

Visit us:  2 Morrison Rd, Midland (between 8:00am and 4:30pm, Monday to Friday)

8:45 8:45 8:45 8:45

3:103:10 3:10 3:10

A new School for infants ie Playgroup, Kindergarten and for Primary & secondary school children. 
In 2022, two high school classes (approximately 20-30 students and 2-3 staff) will be 
accommodated on the site in the existing dwelling while the school is built. In 2023, the 
remainder of the school will relocate to the new school site  (approx. 150 students and 15 staff).

210

18

8:45

Note that times are staggered for different age groups, eg; Playgroup start 9:15 & finish 2:15

3:10




