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EXECUTIVE SUMMARY  
This Audit Report presents the results of the first independent audit (IA1) for the Sydney Metro 
Crows Nest Over Station Development – Site C Project, encompassing the construction of an 
eight (8) storey commercial office building above the metro station at 14 Clarke Street, Crows 
Nest (Lot 1 DP 1223850). The responsibility for Project delivery lies with Sydney Metro (the 
Applicant). 
 
A W Edwards Pty Ltd (A W Edwards) was appointed as the Principal Contractor by Sydney 
Metro, and they commissioned this IA1. Annabelle Tungol of Artea Green Ventures Pty Ltd 
(AGV) was engaged as the Independent Auditor and received approval from the NSW 
Planning of Planning, Housing and Infrastructure (NSW Planning) on 22 March 2024. This IA1 
was conducted in accordance with the State Significant Development (SSD 13852803) 
Schedule 2, Part A Administrative Conditions of Consent (CoC) A27 to A31, following the 
guidelines outlined in the Independent Audit Post Approval Requirements, May 2020 (IAPAR). 
The site inspection and interview with key personnel on 08 May 2024. 
 
Summary of Findings 
 
The summary of findings during this IA1 is as follows: 

• This is the first audit conducted against the conditions of approval SSD 13852803. 

• A total of 185 Conditions of Consent (CoCs) under SSD 13852803 were assessed. 

• One hundred and nineteen (119) CoCs were found to be compliant. 

• Sixty-four (64) CoCs were not triggered. 

• There were two (2) non-compliances raised against conditions A18 and A27 for not 
conducting the independent audit as per the IAPAR 2020 and not notifying NSW 
Planning in writing of this non-compliance. 

• The following key strengths were noted: 

o Construction documentation and records were found to be up-to-date and well-
maintained. 

o Site environmental controls were implemented, including sedimentation 
controls, dust management, handling of chemicals (paints and fuels), traffic 
controls, and noise and vibration controls. 

o No works were conducted outside of working hours for OSD Site C. 

o No environmental incidents and only one complaint was received since the 
construction of OSD Site C. 

o The project was well-resourced with an experienced environmental team. 

Detailed findings are presented in Section 3 and Appendix A. 

The Auditor wishes to express gratitude for the exceptional level of organisation, cooperation, 
and assistance provided by the auditees throughout the Independent Audit process. 
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1.0 INTRODUCTION  
This Audit Report presents the results of the first independent audit (IA1) for the Sydney Metro Crows 
Nest Over Station Development (OSD) – Site C Project, encompassing the construction of an eight 
(8) storey commercial office building above the metro station at 14 Clarke Street, Crows Nest (Lot 1 
DP 1223850). The responsibility for Project delivery lies with Sydney Metro (the Applicant).  

A W Edwards Pty Ltd (A W Edwards) was appointed as the Principal Contractor by Sydney Metro, 
and they commissioned this IA1. Annabelle Tungol of Artea Green Ventures Pty Ltd (AGV) was 
engaged as the Independent Auditor and received approval from the NSW Planning of Planning, 
Housing and Infrastructure (NSW Planning) on 22 March 2024. This IA1 was conducted in 
accordance with the State Significant Development (SSD 13852803) Schedule 2, Part A 
Administrative Conditions of Consent (CoC) A27 to A31, following the guidelines outlined in the 
Independent Audit Post Approval Requirements, May 2020 (IAPAR). The site inspection and 
interview with key personnel on 08 May 2024.  

1.1 Project Background 

1.1.1 Crows Nest Station Precinct 

The Crows Nest Station precinct is located between the Pacific Highway and Clarke Street (eastern 
side of the Pacific Highway) and Oxley Street and south of Hume Street, Crows Nest. It is wholly 
located within the North Sydney local government area (LGA). It is also near the boundary of both 
the Willoughby and Lane Cove LGAs. The Crows Nest Station precinct comprises three sites (Figure 
1). The following building envelopes and land uses were approved for each of the sites in the concept 
SSD Application: 

• Site A (497-521 Pacific Highway, Crows Nest): 21-storey (RL 180m including a 4.4m rooftop 
building services zone) commercial office building with a maximum floor space of 40,300m2 

• Site B (477-495 Pacific Highway, Crows Nest): 17-storey (RL 155m) residential 
accommodation building with a maximum floor space of 13,000m2  

• Site C (14 Clarke Street, Crows Nest): 9-storey (maximum RL 132m including a 5m rooftop 
building services zone) commercial office building with a maximum floor space of 3,100m2 

 

Figure 1 Crows Nest Precinct (source: Design Report Woods Bagot) 
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1.1.2 The Site 

Site C is located at the northeastern corner of Hume Street and Clarke Street and comprises one 
allotment with the address of 14 Clarke Street, Crows Nest. It is legally described as Lot 1 in 
DP1123850 (Figure 2).  

The site is roughly rectangular in shape and is located within the Crows Nest village centre. Adjoining 
Site C is a seven-storey residential building (known as ‘Wyndel Apartments’) at 22-26 Clarke Street 
and a five-storey commercial building at 20 Clarke Street.  

The existing buildings on the site have been demolished to facilitate the construction of Crows Nest 
Station under the CSSI Approval. The demolition works are now complete, and the site is vacant 
and surrounded by construction hoarding. Once the station is completed as per the CSSI Approval, 
the entry within Site C will provide a connection to the east towards Willoughby Road. 

 

Figure 2 Site Location (source: Design Report Woods Bagot) 

1.1.3 Surrounding Context 

As per the Design Report, in the immediate context of the site, there are a number of medium-scale 
commercial buildings and to the west, directly opposite site A, there are various typologies of building 
stock but mostly comprising of low-scale commercial and residential developments.  

There are no heritage items on the site of the Crows Nest OSD, however, the locally listed St 
Leonards centre is directly to the northwest of the site on the corner of Clarke and Oxley St. 

On the northern end of the site, at the intersection of Albany Street and Oxley Street is the Crows 
Nest substation. It is a large dominating three storey building. It is listed in the State Heritage 
Register. 
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1.1.4 Project Approval 

The application for the Sydney Metro Crows Nest Over Station Development for Site C, on the north-
western corner of Hume Street and Clarke Street, was lodged by Sydney Metro as a State Significant 
Development on 10 June 2021 (reference SSD- 13852803) and was approved by the Minister in 
December 2021. The project is described in the approval (hereafter referred to as the SSD Approval) 
as:  

• Construction of an eight (8) storey commercial office building above the metro station.  

 A W Edwards has been awarded the tender to construct Crows Nest Metro Over Station 
Development Site C (the OSD project). 

The following summary of modifications to the Condition of Consent:  

• SSD-138523803 - Approved by the Director, Key Sites Assessments on 17 December 2021 

• SSD-13852803-Mod-1 - Approved by the Team Leader, Key Sites Assessments on 1 March 
2023 for modification of Conditions B14, B45, and B65. 

• SSD-13852803-Mod-2 - Approved by the Team Leader, Key Sites Assessments on 9 
October 2023 for modification of Condition B14 to correct an error in relation to inclusions 
in, and exclusions to, maximum building height.  

1.1.5 Crown Certificates 

The Project was constructed under the following Crown Certificates released by the Project Certifier 
Jensen Hughes Pty Limited: 

• Crows Nest Over Station Development – Site C – Stage 1 Crown Certificate dated 30 May 
2023- Construction of an eight (8) storey Commercial Office Building above the metro station 
– this Crown Certificate relates to the structural framework and pre-cast external wall panels 
to the building only. 

• Crows Nest Over Station Development – Site C – Stage 2 Main Works Crown Certificate 
dated 1 August 2023 - Construction of an eight (8) storey Commercial Office Building above 
the metro station – this Stage 2 Crown Certificate relates to the main building works and is 
issued following the Structural framework and Pre Cast external wall panels Stage 1 Crown 
Certificate issued on 30 May 2023. 

• Crows Nest Over Station Development – Site C – Stage 3 Main Works Crown Certificate 
dated 29 August 2023 - Construction of an eight (8) storey Commercial Office Building above 
the metro station this Stage 3 Crown Certificate relates to the main building works and 
includes the Lote Consulting Fire Engineering Report that addresses facade issues and 
cavity barriers and is issued following the Structural framework and Pre Cast external wall 
panels Stage 1 Crown Certificate issued on 30 May 2023 and the Stage 2 Main Works Crown 
Certificate issued on 1 August 2023. 
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◦ feedback received from the NSW Planning, and other agencies and stakeholders, 
including the community or Community Consultative Committee, on the 
environmental performance of the project during the audit period. 

• the status of implementation of previous Independent Audit findings, recommendations, and 
actions (if any). 

• a high-level assessment of whether Environmental Management Plans and Sub-plans are 
adequate; and 

• any other matters considered relevant by the auditor or the NSW Planning, considering 
relevant regulatory requirements and legislation, knowledge of the development’s past 
performance, and comparison to industry best practices. 

1.5 Audit Period 
This audit covers the review of project activities and records during the period between 24 June 2023 
and 8 May 2024.  

1.6 Project activities 
During the conduct of this audit on 8 May 2024 the project is over 90% complete. The following works 
were undertaken during the site inspection: 

• Construction of an eight (8) storey Commercial Office Building above the metro station. The 
Commercial Office Building is classified as a Class 5 Building being constructed over a Class 
9b Assembly Building – Railway Station.   

• Installation of façade panels.  

• The northbound lane on Clarke Street is closed to allow for safe delivery and installation of 
façade panels in front of Site C, with pedestrian diversions and stop/slow traffic controls in 
place. 

• The building construction is nearing completion.  

• Fire safety and firefighting equipment were installed.  

• Landscaping requirements, and planting of the vertical garden is ongoing. 

• Above-ground utilities were nearing completion.  
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2.0 AUDIT METHODOLOGY 

2.1 Selection and endorsement of the audit team 
In accordance with Section 3.1 of the IAPAR 2020, Independent Auditors must be suitably qualified, 
experienced, and independent of the Project, and appointed by the Planning Secretary. 

Approval of the Audit Team was provided by the NSW Planning on 22 March 2024. The confirmation 
letter is presented in Appendix B and the auditor’s independence declaration is attached in 

Appendix D. 

2.2 Audit Scope Development 
The audit scope and checklist, based on the Project Conditions of Consent Requirements SSD 
13852803, were prepared by AGV. Please refer to Appendix A in this report for further details. 

2.3 Audit Process  

2.3.1 Opening Meeting 

The opening meeting took place on 8 May 2024, at 9:00 am with the attendance of representatives 
from A W Edwards, Sydney Metro project personnel, and the auditor, as indicated in Section 2.3.4. 
During the meeting, several key topics were discussed, including: 

• Confirmation of the audit's purpose and scope. 

• An overview of the Project scope and an update on the status of the works. 

• Reports or occurrences of any environmental incidents, non-compliances, and complaints. 

• A comprehensive explanation of the audit process, aligning with the proposed Audit Program. 

2.3.2 Conduct of Audit 

The audit activities encompassed the following: 

• The Independent Audit was conducted in a manner consistent with AS/NZS ISO 19011.2019 
– Guidelines for Auditing Management Systems and the methodology set out in the NSW 
Planning’s IAPAR 2020. 

• Consultations with the NSW Planning were conducted prior to the audit Refer to Section 2.5 
and Section 3.8. 

• Reviewing the project documentation, including the Construction Environmental 
Management Plan (CEMP) and sub-plans, to ensure compliance with the Conditions of 
Consent Requirements. 

• Conducting a thorough site walk to assess the implementation of mitigation measures and 
environmental controls on 8 May 2024. 

• Performing the audit using a checklist prepared based on the Conditions of Consent 
Requirements SSD 13852803, which involved interviewing personnel and examining records 
provided as evidence of compliance. 
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3.0 AUDIT FINDINGS 

3.1 List of the Approvals and Documents Reviewed 
The primary documents reviewed or presented as evidence during this audit are as follows: 

• SSD-138523803 - Approved by the Director, Key Sites Assessments on 17 December 2021 

• SSD-13852803-Mod-1 - Approved by the Team Leader, Key Sites Assessments on 1 March 
2023 for modification of Conditions B14, B45, and B65. 

• SSD-13852803-Mod-2 - Approved by the Team Leader, Key Sites Assessments on 9 
October 2023 for modification of Condition B14 to correct an error in relation to inclusions in, 
and exclusions to, maximum building height.  

• Crows Nest Over Station Development – Site C – Stage 1 Crown Certificate dated 30 May 
2023- Construction of an eight (8) storey Commercial Office Building above the metro station 
– this Crown Certificate relates to the structural framework and Pre-Cast external wall panels 
to the building only. 

• Crows Nest Over Station Development – Site C – Stage 2 Main Works Crown Certificate 
dated 1 August 2023 - Construction of an eight (8) storey Commercial Office Building above 
the metro station – this Stage 2 Crown Certificate relates to the main building works  

• Crows Nest Over Station Development – Site C – Stage 3 Main Works Crown Certificate 
dated 29 August 2023 - Construction of an eight (8) storey Commercial Office Building above 
the metro station this Stage 3 Crown Certificate relates to the main building works and 
includes the Lote Consulting Fire Engineering Report that addresses facade issues and 
cavity barriers 

• Construction Environmental Management Plan Revision 07 reviewed and updated on 19 
January 2024 

• Air Quality and Dust Management Procedure Revision 03 reviewed and updated on 25 
January 2024 

• Fauna and Flora Management Procedure Revision 02 reviewed and updated on 22 January 
2024 

• Soil and Water Management Procedure Revision 02 reviewed and updated on 22 January 
2024 

• Construction Heritage Management Plan Revision 04 reviewed and updated on 19 January 
2024 

• Construction Visual and Landscape Management Plan Revision 03 reviewed and updated 
on 22 January 2024 

• Construction Spoil Management Plan Revision 02 reviewed and updated on 22 January 2024 

• Construction Noise and Vibration Management Plan Revision 06 reviewed and updated on 
22 January 2024 

• Crows Nest OSD Site C Stage 2 - SSD-13852803 Pre-Construction Compliance Report 24 
May 2023 
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• Crows Nest Over Station Development – Site C Construction Compliance Report #1 
01/03/2024 

• Hammertech Records (plant registration, induction records, safety and environmental 
inspections) 

• Carbon Estimate Reporting Tool 1 July 2023 to 31 December 2023 

• Quarterly Sustainability Report Q4 2023 dated 15/02/2024 

• Complaint Register 

• ROLs License 2234724 20/03/2024 to 01/06/2024  

• ROLs License 225252070 Clarke Street 19/04/2024 to 30/June 2024 

All other records of evidence were noted in the Audit Table as Appendix A.  
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3.3 Summary of Non-compliances during the Audit Period 
There were two (2) non-compliances raised during this audit against conditions A18 and A27 for not 
conducting the Independent Audit as per the IAPAR 2020 audit frequency and for not notifying the 
NSW Planning in writing that this Project is non-compliant to Condition A27. Refer to Section 4.0 for 
details with respect to these non-compliances. 

 

3.4 Summary Of Any Notices, Orders, Penalty Notices or 
Prosecutions 

There are no notices, orders, penalty notices, or prosecutions have been issued or imposed during 
this audit period. 

3.5 Summary of Complaints 
A complaints register is being maintained by the Applicant which can be accessed upon request and 
was being submitted to ER and the NSW Planning on a weekly basis as part of the CSSI Approval 
for Crows Nest Station.  

During the reporting period, one complaint related to the Project was received. The complaint, 
attributed to project activities, concerned noise during standard construction hours affecting a 
business at 7-11 Clarke Street, operated by a psychologist whose clients are sensitive to noise. 

Upon investigation, the Place Manager met with the stakeholders to discuss their concerns. The 
stakeholder understood the necessity of the construction but requested financial assistance for 
installing double-glazed windows due to appointment cancellations caused by noise. The Place 
Manager explained that financial assistance could not be provided, as A W Edwards was compliant 
with the conditions of consent. The stakeholders asked for their concerns to be escalated to Sydney 
Metro. 

Sydney Metro and A W Edwards representatives met with the stakeholders on 02 February 2024, to 
outline the remaining works, noting that noisy activities would conclude by April 2024 and overall site 
works by June 2024. They emphasised compliance with project conditions of consent and daily 
respite periods from 12 pm to 2 pm. While no additional mitigation was deemed necessary, Sydney 
Metro offered noise monitoring to explore further mitigation, which the stakeholder declined. 

3.6 Details of the Incident 
There were no reportable incidents as defined by the condition of consent. 
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• Site environmental controls were implemented, including sedimentation controls, dust 
management, handling of chemicals (paints and fuels), traffic controls, and noise and 
vibration controls. 

• No works were conducted outside of working hours for OSD Site C. 

• No environmental incidents and only one complaint was received since the construction of 
OSD Site C. 

• The project was well-resourced with an experienced environmental team. 
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5.0 LIMITATIONS 
Artea Green Ventures Pty Ltd (AGV) has provided this Document to A W Edwards Pty Ltd (the Client), and it 
is subject to the following restrictions: 
 
This Document is specifically prepared for the purpose outlined in the AGV proposal/contract/relevant terms 
of engagement or as agreed upon between AGV and the Client. AGV has relied on data, surveys, analyses, 
designs, plans, and other information (referred to as "the information") provided by the Client, as well as other 
individuals and organisations. Unless stated otherwise in the Document, AGV has not independently verified 
the accuracy or completeness of the information. The conclusions presented in this document, including 
statements, opinions, facts, findings, and recommendations, depend on the accuracy and completeness of the 
information. AGV cannot be held responsible for incorrect conclusions if the information is incomplete, 
incorrect, concealed, withheld, misrepresented, or not fully disclosed to AGV. 
 
For compliance with the design and the Building Codes of Australia (BCA) and the satisfaction of the 
Independent Verifier/Certifier/Certifying Authority, the Independent Audit relied on confirmation from the 
Independent Verifier/Certifier/Certifying Authority that these conditions were met. The Independent Audit did 
not assess the works against the design or BCA requirements itself, nor did it examine the steps taken by the 
Independent Verifier/Certifier/Certifying Authority to verify compliance with the design. 
 
The assessment of actual impacts and predicted impacts in the Environmental Impact Assessment(s) was a 
high-level qualitative assessment. The Environmental Impact Assessment(s) included numerous studies and 
predictions based on observations, measurements, and modelling of the existing environments and potential 
project outcomes (including mitigation measures). A comprehensive assessment of the accuracy of these 
predictions would require additional studies using actual data points as inputs. Unless specified in the 
Document, there is no requirement, to the Auditor's knowledge, to undertake such studies, and they are not 
part of this Independent Audit. 
 
Audits of all post-approval documents, including an evaluation of the implementation of Environmental 
Management Plans and Sub-plans, utilise a Judgement Based Sampling (JBS) technique, which is a sampling 
technique used in auditing to select items or transactions for examination based on the auditor's professional 
judgment and expertise. The auditor considers various factors and uses their professional judgment to select 
items that are deemed to be more significant, risky, or representative of the population being audited. These 
factors may include the auditor's knowledge of the client's operations, industry-specific risks, materiality 
thresholds, and areas of higher inherent risk. 
 
This Document is prepared exclusively for the Client's benefit and should not be used, in whole or in part, in 
other contexts, or for any other purpose. AGV holds no responsibility for the use of this Document by any other 
party. AGV will not be liable to any other person or organisation for any matter addressed in this Document or 
for any loss or damage suffered by any other person or organisation resulting from the matters discussed or 
conclusions expressed in this Document (including negligence by AGV). Parties other than the Client should 
not rely on this Document or the accuracy or completeness of any conclusions and should conduct their 
investigations and seek independent advice regarding such matters. 
 
To the best of AGV's knowledge, the facts and matters described in this Document reasonably reflect the 
Client's intentions at the time the Document was issued. However, changes over time, the emergence of latent 
conditions, or the impact of future events (including changes in applicable law) may have led to variations in 
the Document and its potential consequences. AGV will not be held liable for updating or revising the Document 
to account for any events, emergent circumstances, or facts that occur or become apparent after the 
Document's issue date. 
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APPENDIX A – INDEPENDENT AUDIT TABLE  
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APPENDIX B – PLANNING SECRETARY AGREEMENT OF 
INDEPENDENT AUDITORS 
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APPENDIX E – SITE INSPECTION PHOTOS 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





Photo 1 OSD Site C - Building
Construction nearing completion.
Traffic controls in place
Site fence and hoarding in place

Photo 2 Street Sweeper in action

Photo 3 Works at Level 9

09:52 8/5/202409:52 8/5/2024

09:53 8/5/202409:53 8/5/2024

09:55 8/5/20209:55 8/5/2024

Page 2 of 12



Photo 4 Building internal drains were Installed with
waste trap

Photo 5. EWP Plant Log Book Completed

Photo 6 EWP Plant Logbook Completed

09:55 8/5/202409:55 8/5/2024

09:57 8/5/202409:57 8/5/2024

09:57 8/5/202409:57 8/5/2024

Page 3 of 12



Photo 7 EWP Plant Log Book Completed

Photo 8 EWP - Approved For Use

Photo 9 Level 8 works

09:58 8/5/202409:58 8/5/2024

09:58 8/5/202409:58 8/5/2024

09:59 8/5/202409:59 8/5/2024

Page 4 of 12



Photo 10 Level 7 Works

Photo 11 Planter Box At Level 7

Photo 12. Level 7 Planter Boxes

Photo 13 Level 6 Works

10:00 8/5/202410:00 8/5/2024

10:01 8/5/202410:01 8/5/2024

10:01 8/5/202410:01 8/5/2024

10:02 8/5/202410:02 8/5/2024

Page 5 of 12



Photo 14 Level 5 Works

Photo 15 Concrete Mat was used.

Photo 16 Paints were stored in a bund

10:03 8/5/202410:03 8/5/2024

10:03 8/5/202410:03 8/5/2024

10:04 8/5/202410:04 8/5/2024

Page 6 of 12



Photo 17 Level 4 works

Photo 19 Fire Hydrant were installed

Photo 20 Level 3 Planter Box

10:06 8/5/202410:06 8/5/2024

10:07 8/5/202410:07 8/5/2024

10: 8 8/5/202410:08 8/5/2024

Page 7 of 12



Photo 21 Level 3 Works

Photo 22 Level 2 Works

Photo 23 Fire Hydrant Installed

10:08 8/5/202410:08 8/5/2024

10:09 8/5/202410:09 8/5/2024

10:11 8/5/202410:11 8/5/2024

Page 8 of 12



Photo 24 Communications Room

Photo 26 Safety Baird

Photo 27 Pre Start planning board

10:11 8/5/202410:11 8/5/2024

10:11 8/5/202410:11 8/5/2024

10:12 8/5/2010:12 8/5/2024

Page 9 of 12



Photo 27 Crows Nest ISD Works - works was
delineated and sediment controls implemented.

Photo 28 Site C

Photo 29 CEMP and Subplans available On Site

10:13 8/5/202410:13 8/5/2024

10:14 8/5/202410:14 8/5/2024

10:17 8/5/202410:17 8/5/2024

Page 10 of 12



Photo 30 Workers Sign In And Sign Off Area

Photo 31 Safety Board Tool Box Area

Photo 32 Safety And Environmental Boards

Photo 33 Workers Lunch Room
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Photo 34 Workers Lunch Room And Amenities

Annabelle Tungol
Artea Green Ventures Pty Ltd

10:21 8/5/202410:21 8/5/2024

Page 12 of 12




