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Purpose of the To seek the advice of the Woollahra Local Planning Panel in relation to a
Report: planning proposal to list four sites in the Double Bay Commercial Centre

as local heritage items in Schedule 5 and on the Heritage Map of the
Woollahra Local Environmental Plan 2014

To seek the advice of the Woollahra Local Planning Panel in relation to the
nomination of the Gaden House at 2A Cooper Street (24 Bay Street)
Double Bay to the State Heritage Register.

Alignment to Strategy 4.2 Conserving our rich and diverse heritage.
Delivery Program:

Recommendation:

A

THAT the Woollahra Local Planning Panel advises Council to proceed with the planning
proposal to list the following sites as local heritage items in Schedule 5 and on the Heritage
Map of the Woollahra Environmental Plan 2014

i. (former) InShoppe building, 45A Bay Street (Lot 1 DP 208325)

ii. Cooper’s Corner, 475-479 New South Head Road, Double Bay (Lot 1 DP13051)

iii. Royal Oak Hotel, 28 Bay Street (Lot 1 DP 60445 and Lot 1 DP 570584)

iv. Twenty-one, 21-25 Knox Street (Lot 1 DP 208922)

That the Woollahra Local Planning Panel provides advice to Council staff to proceed with the
nomination to the State Heritage Register of Gaden House at 2A Cooper Street (24 Bay
Street) Double Bay (Lots 11 and 12 in DP 4606).

Executive Summary:

The purpose of this report is to seek the advice of the Woollahra Local Planning Panel (Woollahra
LPP) on the listing of the following sites in Double Bay as local heritage items in Schedule 5 and on
the Heritage Map of the Woollahra Local Environmental Plan 2014 (Woollahra LEP 2014):

i. (former) InShoppe building, 45A Bay Street (Lot 1 DP 208325)

ii. Cooper’s Corner, 475-479 New South Head Road, Double Bay (Lot 1 DP13051)
iii. Royal Oak Hotel, 28 Bay Street (Lot 1 DP 60445 and Lot 1 DP 570584)

iv. Twenty-one, 21-25 Knox Street (Lot 1 DP 208922)

We recommend that the Woollahra LPP provides advice to Council to proceed with the planning
proposal at Attachment 2.

Council staff are also seeking feedback from the Woollahra LPP on the proposed nomination to the
State Heritage Register (SHR) of Gaden House at 2A Cooper Street (24 Bay Street) Double Bay

(Lots 11 and 12 in DP 4606).
Discussion:

Reason for report to the Woollahra Local Planning Panel

On 27 September 2018, the Minister for Planning issued a Local Planning Panel Direction —
Planning Proposals:
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. A Council to whom this direction applies is required to refer all planning proposals to be
prepared after 1 June 2018 to the local planning panel for advice, unless the council's
general manager determines that the planning proposal relates to:

a) the correction of an obvious error in a local environmental plan

b)  matters that are of a consequential, transitional, machinery or other minor nature, or

c) matters that council’'s general manager considers will not have any significant adverse
impact on the environment or adjoining land.

. When a planning proposal is referred to the panel, it must be accompanied by an
assessment report prepared by council staff setting out recommendations, including whether
or not the planning proposal should proceed.

. A proposal is to be referred to the local planning panel before it is forwarded to the Minister
under section 3.34 of the Environmental Planning and Assessment Act 1979 (the Act).

In this case, the planning proposal is required to be referred to the Woollahra LPP because the
General Manager has not made a determination in regard to items 1 (a), (b) or (c), above.

Background

On 26 April 2021 Council considered a Notice of Motion (NOM 16.5) regarding the potential
heritage significance of properties located in the Double Bay centre. At this meeting, it was
resolved:

THAT Council:

A.  Notes the following properties in the Double Bay Centre are identified as character buildings
in Chapter D5 Double Bay: Section 5.6.3.8 Heritage items and character buildings of the
Woollahra DCP 2015 and that those buildings have a positive contribution to the streetscape
and architectural character of the area:

37 Bay Street

35 Bay Street

29-33 Bay Street

9 Bay Street

11 Bay Street

13 Bay Street

15 Bay Street

21-25 Knox Street.

B.  Notes the following additional character buildings which are considered to positively
contribute to the streetscape and architectural character of the Double Bay Centre:
o 39-43 Bay Street and 17-19 Bay Street: the existing terraces on the eastern side of Bay
Street between Short Street and New South Head Road
o 28 Bay Street: Royal Oak Hotel
o 12 Bay Street: the existing two storey terrace.

C. Requests staff to undertake, as a matter of urgency, a report to investigate the potential
heritage significance of the buildings identified in paragraphs A and B above in order to
identify whether these sites warrant listing as:

(a) alocal heritage item in the Woollahra Local Environmental Plan 2014 (WLEP);
and/or

(b) an item on the State Heritage Register under the Heritage Act 1977 and/or;

(c) part of a heritage conservation area in the WLEP.

In the background to the Notice of Motion it was noted that:
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It has become apparent through discussions with staff that many significant buildings in the Double
Bay Centre do not currently enjoy heritage protection under the WLEP and that those items may
have cultural and architectural heritage significance to the communities residing in the municipality.
A proper identification and assessment of such buildings needs to be undertaken to address the
current position as a matter of urgency, given current development in the area and the review of
the planning controls for the area that is currently underway.

On 14 February 2022 Council also considered a Notice of Motion (NOM 16.16) regarding
strengthening protections for character buildings and at this meeting it was resolved:

THAT staff prepare a report on any avenues that may be available to strengthen protections for
Character buildings in the Woollahra municipality and in Double Bay in particular.

In response to both Council decisions, in February 2021, Council staff engaged Lucas Stapleton
Johnston & Partners Pty Ltd (LSJ Architects) to prepare the Double Bay Centre Heritage Review of
Character Buildings, henceforth referred to as the Double Bay Heritage Study.

Character buildings

Figure 1 below is an extract from the Chapter D5 Double Bay Centre of the Woollahra
Development Control Plan 2015 (Woollahra DCP 2015).

Figure 1: Character buildings in the Double Bay Centre,
identified in Chapter D5 of the Woollahra DCP 2015

This extract identifies the buildings in the Double Bay Centre which are identified as character
buildings in the Woollahra DCP 2015. It is noted that the Woollahra DCP 2015 contains the
following statement:

These have high streetscape value because of their strong architectural character and
the way in which they address the street:

However, character buildings in the Woollahra DCP 2015 do not have any statutory heritage

protection via Clause 5.10 of the Woollahra Local Environmental Plan 2014 (Woollahra LEP 2014).
Accordingly, these character buildings are increasingly under development pressure for demolition.
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Whilst the Council decision mentioned above identified most of these character buildings, it did not
address all of them. The character buildings absent from the NOM are:

Coopers Corner, 475-479 New South Head Road;
45A Bay Street;

24-26 Bay Street'; and

14 Bay Street.

Accordingly, the Double Bay Heritage Study reviewed the heritage significance of the following 18
properties.

9 Bay Street (legally described as Lot 1 DP 84004)

11 Bay Street (legally described as Lot 1 DP 996522)

12 Bay Street (legally described as Lot 19 DP 4606)

13 Bay Street (legally described as Lot 1 DP 196874)

14 Bay Street (legally described as Lot 18 DP 4606)

15 Bay Street (legally described as Lot 1 DP 996523)

17 Bay Street (legally described as Lot 1 DP 203535)

19 Bay Street (legally described as Lot 1 DP 90466)

28 Bay Street: Royal Oak Hotel (legally described as Lot 1 DP 570584 and Lot 1 DP 60445)
29-33 Bay Street (legally described as Lots B,C,D, DP 162727)

35 Bay Street (legally described as Lot A DP 162727)

37 Bay Street (legally described as Lot B DP 371452)

39 Bay Street (legally described as Lot A DP 371452)

41 Bay Street (legally described as Lot 21 DP 998825)

43 Bay Street (legally described as Lot 22 DP 78412)

45A Bay Street (legally described as Lot 1 DP 208325)

21-25 Knox Street (legally described as Lot 1 DP 208922)

Coopers Corner, 475-479 New South Head Road (legally described as Lot 1 DP 13051)

Figure 2 below identifies all the buildings that were then considered in the Double Bay Heritage
Study, either shown in yellow or with a red border.

Figure 2: Woollahra LEP 2014 zoning map, with sites included in the
Double Bay Heritage Study shown in yellow and/or bounded in red

124-26 Bay Street (2A Cooper Street) otherwise known as Gaden House was listed as a heritage item in the Woollahra
Local Environmental Plan 2014 on 6 September 2019.

Iltem No. D2 Page 608



Woollahra Municipal Council
Woollahra Local Planning Panel (Electronic Meeting) Agenda 13 December 2022

In preparing the Double Bay Heritage Study, LSJ were asked to assess whether each of the
properties should be individually listed as:

. a local heritage item in Schedule 5 of Woollahra LEP 2014 and/or if any of the properties
should form part of one or more heritage conservation areas (HCA) to be listed in Schedule 5
of Woollahra LEP 2014.

. an item on the State Heritage Register under the Heritage Act 1977.

Draft Double Bay Heritage Study

The Draft Double Bay Heritage Study (see Attachment 1) was prepared in accordance with the
document titled Assessing heritage significance, published by the NSW Heritage Office in 2001
and Investigating heritage significance: A guide to identifying and examining heritage items in
NSW, published by Heritage NSW in 2021.

Each of the 18 properties listed above were assessed against the seven criteria in the guidelines
(see Table 1 below). Each criterion has inclusions and exclusions guidelines which are used to
assist in the assessment process. If an item meets one of the seven heritage criteria at a local
level, and retains the integrity of its key attributes, it can be considered to have local heritage
significance.

Table 1: NSW Heritage assessment criteria summary

Criteria

(a) | Historic significance An item is important in the course, or pattern, of NSW’s cultural or natural
history (or the cultural or natural history of the local area)

(b) | Associational An item has strong or special association with the life or works of a person,
significance or group of persons, of importance in NSW's cultural or natural history (or
the cultural or natural history of the local area)

(c) | Aesthetic significance | An item is important in demonstrating aesthetic characteristics and/or a high
degree of creative or technical achievement in NSW (or the local area)

(d) | Social significance An item has strong or special association with a particular community or
cultural group in NSW (or the local area) for social, cultural or spiritual
reasons

(e) | Technological An item has potential to yield information that will contribute to an

significance/research | understanding of NSW'’s cultural or natural history (or the cultural or natural
potential history of the local area)

(f) | Rarity An item possesses uncommon, rare or endangered aspects of NSW'’s

cultural or natural history (or the cultural or natural history of the local area)
(9) | Representativeness An item is important in demonstrating the principal characteristics of a class
of NSW'’s

. cultural or natural places; or

cultural or natural environments.

or a class of the local area’s

cultural or natural places; or

cultural or natural environments.

To be assessed for State significance an item will meet more than one of the seven heritage
criteria at a State level, or if an item satisfies only one of the criteria, the item is of such particular
significance to NSW that it should be listed.

It is noted that during initial discussions with LSJ it was suggested that the area of Bay Street
(south) between New South Head Road and Cooper/Short Streets would have warranted listing as
a HCA to protect the majority of the remaining “character buildings” in the Double Bay Centre.
However, the majority of the buildings in this area are now the subject of approved development
applications for demolition, resulting in the imminent removal of many of these buildings.
Accordingly, LSJ concluded that proposing an HCA is not appropriate.
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Having assessed the 18 sites against the significance criteria in the Heritage NSW guidelines, it
was concluded that the following sites meet the threshold for listing as items of local heritage
significance. A summary of the assessment of each of these sites against the significance criteria
is provided in Table 2.

Table 2: NSW Heritage criteria assessment summary (Local significance)

Property (a) (b) (c) (d) (e) technical/ (f) (9)
historic association aesthetic social research rarity representative

‘Twenty-one’,
21-25 Knox v v v P v v v
Street
Cooper’s Corner x v v P v v v
Royal Oak Hotel v 4 4 4 v v v
45A Bay Street v v v P v v v

Note: P means that the building may have potential significance under this criterion.

For Gaden House it was concluded that based on the comparative analysis and as established in
the heritage assessment undertaken by Anne Warr (2018), the building also meets the heritage
criteria at the State level as summarised in Table 3 below:

Table 3: NSW Heritage criteria assessment summary (State Significance)

Property (a) (b) (c) (d) (e) technical/ (f) (9)
historic association aesthetic social research rarity representative
v v v v v v
Gaden House State State State State State State Local

The Double Bay Heritage Study report by LSJ recommended that four sites be included in
Schedule 5 of the Woollahra Local Environmental Plan 2014 as local heritage items, being:
i. (former) InShoppe building, 45A Bay Street (Lot 1 DP 208325)

ii. Cooper’s Corner, 475-479 New South Head Road, Double Bay (Lot 1 DP13051)

iii. Royal Oak Hotel, 28 Bay Street (Lot 1 DP 60445 and Lot 1 DP 570584)

iv. Twenty-one, 21-25 Knox Street (Lot 1 DP 208922)

In addition, based on the comparative analysis undertaken as part of this report with respect to
other work by the architect Neville Gruzman, the following recommendation is made:

“Gaden House, No. 24 Bay Street (No. 2A Cooper Street) should be nominated for inclusion on the
NSW State Heritage Register. Refer to previous heritage assessment Gaden House, 2A Cooper
Street, Double Bay: A Heritage Assessment prepared by Anne Warr Heritage Consulting (2018)
and accompanying inventory sheet for State heritage listing.”

https://www.woollahra.nsw.gov.au/__data/assets/pdf_file/0006/199113/Planning_proposal_-
_Gaden_House - Herita~ing_Proposal_- Appendix_2 - Heritage_Significance_Assessment_-
_4 September_2018.PDF

Gaden House was listed as a local heritage item in 2019 (ltem 681) and was recommended to be
nominated for listing as a heritage item of State significance on the State Heritage Register. The
matter was considered but ultimately not listed. This site has been reconsidered as part of the
comparative analysis undertaken for the Double Bay Heritage Study and, upon review, the
recommendation for State listing has been reiterated by LSJ.

The LSJ report also recommended that additional objectives and controls within D5.4.4 Bay Street
(south) of the Woollahra DCP 2015 to protect and enhance the historic character of the locality and
the historic buildings located within it. This is intended to form part of a future project as part of the
amendments to DCP provisions associated with the progression of the Draft Double Bay Centre
Planning and Urban Design Strategy.
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The sites
The five sites that are the subject of this report are summarised below.

“Twenty-one”, 21-25 Knox Street

“Twenty-one” is located at 21-25 Knox Street, Double Bay, on the northern side of Knox Street
between Bay Street and Goldman Lane. The site is legally described as Lot 1 in DP 208922.
Existing development on the site comprises a part two storey and part three storey commercial
building of rendered masonry construction accommodating shops and offices, with double fronted
curved glass fagade and arcade. The building was designed by Douglas Forsyth-Evans and is
identified in the Double Bay Heritage Study as “a stylish Moderne building”.

Figure 3: 21-25 Knox Street January 2022 (Source: LSJ, 2022)

Coopers Corner, 475-479 New South Head Road

“Cooper’s Corner” is located at 475-479 New South Head Road, Double Bay, on the corner of
Bellevue Road. The site is legally identified as Lot 1 in DP 13051. Existing development on the site
consists of a curved, three-storey mixed use commercial and residential flat building of masonry
construction featuring dark face brick and render in the Arts & Crafts Style with tiled roof and
distinctive chequerboard gable designed by Edwin R. Orchard, a noted architect of the Arts &
Crafts style. At the southeast of the main building is a two storey postwar addition of brick
construction with crenelated parapet and aluminium windows, constructed ¢.1959-61.

Figure 4: Coopers Corner, January 2022 (Source: LSJ, 2022)
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Royal Oak Hotel, 28 Bay Street

The Royal Oak Hotel is located at 28 Bay Street, Double Bay, on the corner of South Avenue. The
site comprises two allotments, legally identified as Lot 1 DP570584 and Lot 1 DP 60445. Existing
development on the site consists of a two storey commercial hotel building of rendered masonry
construction with a hipped Marseilles tile roof. The original hotel was constructed on the site in
¢.1869, with the current building on the site being rebuilt in the Inter-war Georgian Revival Style by
Prevost, Synott & Ruwald for Tooth & Co in 1924.

Existing development on adjoining sites consists of a four-storey commercial building at 30-36 Bay
Street known as Pallas House to the north of the site, and a 1.5 storey residential cottage of
masonry and tile construction at 3 South Avenue to the west of the site.

Figure 5: Royal Oak Hotel January 2022 (Source: LSJ, 2022)

(former) In Shoppe building, 45A Bay Street

The building formerly known as the InShoppe building is located at 45A Bay Street, Double Bay. It
is located on the corner of Knox Street and is alternatively known as 43 Knox Street. The site is
legally identified as Lot 1 DP 208325. Existing development on the site consists of a four storey
mixed use commercial building with basement, of rendered masonry construction with vertically
proportioned glazing. 45A Bay Street is an example of the work of noted architect Neville
Gruzman, who was a former Mayor of the Woollahra Municipality. The building exhibits many of
the characteristics of Gruzman’s work the reliance on horizontality, stepped forms, and a contrast
between heavy masonry forms and lightweight bands of glazing.

Existing development on the neighbouring site to the east at 41 Knox Street comprising a four
storey commercial building accommodating the Savoy Hotel and ground floor level shops.

Figure 6: 45A Bay Street, January 2022 (Source: LSJ, 2022)
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Gaden House, 24-26 Bay Street (2A Cooper Street)

Gaden House is located at 24-26 Bay Street (also known as 2A Cooper Street). The site comprises
two allotments, legally identified as lots 11 and 12 in DP 4606. The site accommodates Gaden
House, a mixed use commercial building (retail and office), with three-storeys above ground and a
lower ground level. The building occupies the entire site bounded by Cooper Street, Bay Street,
Brooklyn Lane and the neighbouring site at 16 Bay Street, Double Bay. Gaden House was
designed in 1969 by Sydney architect, Neville Gruzman, and was opened by Premier Askin in
1971. The ground floor level is raised above street level and was designed with seven retail
tenancies, five facing Cooper Street and two facing Bay Street. A lobby extends from the Cooper
Street frontage to a spiral stair linking the ground floor to the two upper storeys, which are currently
used as offices. A separate, external staircase allows access to the lower ground level, which was
originally designed for D’Arcy’s restaurant and one retail tenancy.

Figure 7: 24 Bay Street (2A Cooper Street) April 2021 (Source: Google Street view)
Planning Proposal

Consistent with the recommendations of the Draft Double Bay Heritage Study, a planning proposal
(see Attachment 2) has been prepared to list the following sites as local heritage items in
Schedule 5 and on the Heritage Map of the Woollahra LEP 2014:

i. (former) InShoppe building, 45A Bay Street (Lot 1 DP 208325)

ii. Cooper’s Corner, 475-479 New South Head Road, Double Bay (Lot 1 DP13051)

iii. Royal Oak Hotel, 28 Bay Street (Lot 1 DP 60445 and Lot 1 DP 570584)

iv. Twenty-one, 21-25 Knox Street (Lot 1 DP 208922)

The planning proposal has been prepared in accordance with section 3.33 of the NSW
Environment Planning and Assessment Act 1979 and the document prepared by the NSW
Department of Planning and Environment titled Local Environmental Plan Making (December
2021).

The planning proposal satisfies the requirements of section 3.33 of the Act as it includes:

. A statement of the objectives or intended outcome of the amendment to Woollahra LEP
2014.

. An explanation of the provisions that are to be included in the amendment to Woollahra LEP
2014.

. The justification for the objectives, outcomes and provisions and the process for their
implementation.

. Details of the community consultation that is to be undertaken.
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The objective of the planning proposal is to recognise the heritage significance of these four sites
in Double Bay, and provide these sites with the appropriate level of statutory heritage protection
consistent with its identified significance. Heritage listing aims to provide the sites with ongoing
protection and recognition of the heritage significance of each site.

Relationship to strategic planning framework

The planning proposal has strategic and site specific merit. The planning proposal is consistent
with the relevant objectives of Greater Sydney Region Plan: A Metropolis of Three Cities (2018)
and the actions of the Eastern City District Plan (2018).

The planning proposal is consistent with the Council’s Community Strategic Plan titled Our
Woollahra 2030: Our community, our place, our plan. Notably, the planning proposal meets the
following strategy within Goal 4 (Well-planned neighbourhood) under the theme Quality places and
spaces:

. 4.3 Protect local heritage, including significant architecture and the natural environment.

The planning proposal is also consistent with the Woollahra Local Strategic Planning Statement
(approved by Council on 24 February 2020). In particular, the planning proposal is consistent with
Planning Priority 5 under the theme of Liveability:

. Planning Priority 5 Conserving our rich and diverse heritage.

The planning proposal is consistent with the Standard Instrument — Principal Local Environmental
Plan and all other applicable State environmental planning policies and applicable section 9.1
directions.

Options:

As a consequence of this report, the Woollahra LPP may provide advice to Council to proceed with
a planning proposal to list four sites as local heritage items in the Woollahra LEP 2014.

Alternatively, the Woollahra LPP may resolve not to support the preparation of a planning proposal
or require staff to make amendments.

Any person or organisation can nominate a place or object believed to be of state significance for
listing on the State Heritage Register. Nominations are made by completing the SHR nomination
form, which is currently being prepared by Council staff. The Woollahra LPP may also choose to
provide advice to Council staff with regards to the nomination to list Gaden House at 2A Cooper
Street (24 Bay Street) on the SHR under the Heritage Act, 1977.

Community Engagement and / or Internal Consultation:

The land owners were notified on 25 February 2022, that the Double Bay Heritage Study was
underway. Subsequent to this, Council’s heritage consultant Kate Denny of LSJ attended a site
visits on 17 and 18 March 2022 of the publicly available areas of all properties. An internal
inspection was also undertaken for the Royal Oak Hotel at 28 Bay Street.

On 21 October 2022, a copy of the heritage inventory sheets was provided to the owners of each
of the four affected properties, and responses were requested by 18 November 2022 (which
equates to four weeks). This is our usual notification period for a heritage study of this nature.

Notification was undertaken by post, and by email where the owners electronic information was
known.

Item No. D2 Page 614



Woollahra Municipal Council

Woollahra Local Planning Panel (Electronic Meeting) Agenda 13 December 2022

Various responses were received on behalf of the owners of the following sites (Attachment 3)
indicating that they would be seeking independent heritage advice and asking for additional time of
up to three months in which to procure this advice:

e (former) InShoppe building, 45A Bay Street (Lot 1 DP 208325)

e Royal Oak Hotel, 28 Bay Street (Lot 1 DP 60445 and Lot 1 DP 570584)

e Twenty-one, 21-25 Knox Street (Lot 1 DP 208922)

Due to our meeting schedules, additional time could not be granted beyond 25 November 2022.

On behalf of 45A Bay Street, preliminary advice was received from Zoltan Kovacs Architect, and
this is included at Attachment 3. In summary, the submission requests that the matter be deferred
from the Woollahra LPP, as concerns were raised regarding the proposal to list the building and
that the assessment included a number of errors and omissions. The following issues were raised,
and the table below provides a response from LSJ.

Issue raised in submission

Whilst Neville Gruzman did design the
building, his intentions for the site which
were part of his vision for Double Bay, were
not carried out, because disputes quickly
arose between the architect and the client
over building costs (the cost estimate was
too high and there were concerns over the
feasibility of construction). The pedestrian
bridge was dropped and the client
instructed the architect to simplify the
design. Gruzman refused to comply. As this
conflict is not addressed in the study, their
assessment of local historical significance
will need a review.

Written evidence has been found that
Neville Gruzman formally resigned from the
project and transferred intellectual property
rights to the owners. That is why it does not
appeatr in the list of Neville Gruzman’s body
of work. This is not addressed.

The building was extensively redesigned by
Gergely & Pinter Architects Pty Ltd in 1973
to effect cost savings. They provided full
architectural services for documentation
and construction supervision. The building
is more reflective of their involvement than
that of Neville Gruzman. This is not
addressed.

The Gergely & Pinter redesign resulted in a
very different building, as built. The LSJ
study has not evaluated the differences
between the original intentions and the
result, weakening the case for aesthetic
significance.

The LSJ study has not provided a
comparative analysis between the property
and 'Gaden House' (24 Bay Street, Double
Bay), which is also by Nevile Gruzman and
recently listed as a heritage item. A

Response from Councils consultant

Council’s consultants were asked to respond to the
submission regarding 45A Bay Street, with the following
matters raised in response:

The letter from Zoltan Kovacs references specific written
evidence regarding the history of the development of the
building, which we do not have access to. Further
detailed research of that information, as well as an
internal inspection of the building would assist in
identifying how this matter is progressed.

We acknowledge that 45a Bay Street is not a fine
example of the work of Gruzman, and the
recommendation for listing is not based on the
architectural/technical significance of the building.
Rather, the property was put forward as potentially
warranting heritage listing as being part of a group of
late 20" century buildings along Bay Street that relate to
the redevelopment of the area instigated by Council and
underpinned by Gruzman’s approach to urban planning;
and for being one of a group of buildings within the same
commercial precinct with direct associations with
Gruzman, which is considered to be rare. These
aspects of significance are also acknowledged by Anne
Warr (as part of the assessment of Gaden House) and
Professor Phillip Goad:

The collection of three Gruzman commercial buildings in
Bay Street contributed to the growing cosmopolitan and
international nature of Double Bay from the 1970s when
it embodied a sophistication unknown in most Sydney
suburban shopping centres (Warr, 2018:42).

As noted by Professor P. Goad, the significance of the
architecture of Neville Gruzman is the special place that
it occupies in the development of postwar architecture in
Australia (Gruzman & Goad 2006:17).

As noted in the report: No. 45a Bay Street, although not
as architecturally fine as Gaden House, nor as exciting
or innovative as Gruzman’s numerous residential
designs, it nevertheless is an important building within
the context of the historical development of Bay Street
and redevelopment scheme for the Double Bay Centre
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Issue raised in submission
comparison is essential to establish the real
aesthetic significance of the property.

The LSJ study has not identified the
Builder, calling it ‘unknown’. Whilst the
submitter has evidence that the builder was
George Coleman Constructions Pty Ltd of
76 Carrington Road, Waverley.

The above show that Gruzman’s
involvement was limited. The suggested
connection with In Shoppe Pty Ltd may also
be tenuous as ownership of the property
and the company by the same individuals
does not automatically confer associative
significance. The property was never In
Shoppe’s flagship store; they had a small
outlet on the Knox Street side. The LSJ
study has not shown that evidence exists
that still connects the embassies and the
Imperial Peking Restaurant to the place.
The LSJ study has confused facts about
historical associations and social
significance and these will need careful
reassessment.

A site inspection revealed a simple,
ordinary commercial interior. For example,
the coffered concrete ceilings proposed by
Gruzman were dropped from the final
design. The interiors are based entirely on
the work of Gergely & Pinter and the LSJ
study errs when it assigns
technical/research significance on the basis
of Gruzman'’s construction methodologies.

LSJ did not undertake an interior site
inspection. The submission states that the
interiors are ordinary, lacking in aesthetic
value and technical/research significance.
The validity of the study’s findings in terms
aesthetic significance, technical/research
significance, representativeness and
integrity are questioned.

Response from Councils consultant

that was underway in the early 1970s. Together with
Gaden House, the Mainline Building, Bay House and
No. 16-22 Bay Street, No. 45a Bay Street forms part of a
group of late 20th century commercial buildings that are
in direct contrast to the small scale, finer grained
converted terrace housing that up until the 1970s had
defined the character of the Bay Street retail precinct. It
is also of note that Bay Street contains two examples of
the work of a noted Modernist architect.

The aspects of significance identified with respect to 45a
Bay as being part of a group and representative of the
1970s commercial redevelopment of the Double Bay
Centre was highlighted in personal communications by
Professor Goad (22/06/.2022) as referenced in the
Double Bay Heritage Study document: You're right
about the building individually — but | would not be so
swift to dismiss the building altogether as with Gaden
House, also in Double Bay and in the same street (24a
and 45), an argument could be made that the two
buildings should be seen together as an unusual and
rare attempt by a postwar architect to bring high-style
modernism to an everyday commercial shopping
precinct, i.e. develop a language of glass, solar blade
fins and stepped back forms etc. as an idiom for retail
and commerce. If this was a 19" century shopping
precinct and the same architect also did more than one
building, significance would be drawn to the collection. |
think that a similar argument could be made here.

| would also ask the question — where else in Sydney
suburbs is there an example of more than one
commercial/retail building in the same precinct by the
same architect that attempts something similar? |
suspect very few (especially any of any distinction) —
hence, while not of state significance, an argument for
local significance can be developed, especially as
Gruzman had his office in Woollahra, did the Rudy
Komon Gallery in Paddington, as well as houses in
Darling Point — i.e. he had significant influence locally.

Further research into the surviving Gruzman buildings
throughout the Woollahra LGA would be of benefit to
gain a greater understanding of his influence on the
architecture of the eastern suburbs of Sydney, and to
further understand the context of 45a Bay Street.

Even though, as suggested, 45a Bay street, appears to
have been finalised by another, noted architectural firm
(Gergely & Pinter), and Gruzman'’s original design may
not have been realised, the associations with Gruzman
still stands. The involvement of Gergely & Pinter
however would alter the suggested statement of
significance as put forward in the inventory sheet for 45a
Bay Street and a further analysis of Gruzman plans and
the Gergely & Pinter plans would need to be undertaken
to understand where Gruzman’s involvement began and
ended in the final building.
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In summary, the comments and additional information submitted by Zoltan Kovacs on behalf of the
owners of 45A Bay Street are noted. However, the response from Council’'s consultant emphasises
that the proposed heritage listing is not solely based on the aesthetic significance of the building.
Rather, it is its place within the context of the collection of Gruzman buildings in Double Bay and its
remaining legible association with Gruzman himself that supports the proposed local heritage
listing.

The matters raised questioning the veracity of the assessment of this building are based on the
inventory sheet that was provided to the owners. The larger Double Bay Heritage assessment
report demonstrates that a comparative analysis of Gruzman’s architecture has been carried out as
part of the Double Bay Heritage Study (Attachment 1, p.55-58). The comparative analysis
establishes that the cantilevering and horizontality of the building is a key characteristic of
Gruzman designs.

The remaining claims in the submission from Zoltan Kovacs are yet to be verified. However,
Council staff recommend that the planning proposal proceeds on the basis that LSJ carries out
further research in order to address all the matters raised in the submission, and that this further
research is reported to a meeting of Council.

A submission was also received from Edward Malouf of the Royal Hotel Group in response to the
proposed listing of the building at 28 Bay Street. The following issues were raised, and the table

below provides a response from LSJ.

Issue raised in submission

I met councils heritage consultant who
conducted the report and the inspection.
We spend probably 20 minutes walking
through the building internal and
naturally externally.

After the inspection | asked what she
thought of the chances of the Royal Oak
being suitable for a heritage listing, her
answer was ‘there is no way | could
possibly recommend to council that this
property should be a heritage item, there
is not enough original features internally
and externally, there has been too many
changes over the years for it be
considered”

She then went on to say that if council
was to consider making the Double Bay
centre a Heritage Conservation area that
she would recommend “that the exposed
rafters under the eaves would have
some heritage value”

Naturally | did not bother engaging with
a heritage consultant back at the
beginning of the year to do our own
report, until now that | have received this
letter of wanting to heritage list 28 bay
street Double Bay. | do find this whole
process somewhat strange to say the
least.

I request that we are given an extension
to undertake our own heritage study /
report of 28 Bay Street.

Response from Council’s consultant/staff

The submission regarding 28 Bay Street was forwarded to
Council’s Consultant for their response, with the following
advice received:

At the time that the site inspection was conducted, the

Double Bay Heritage Review project had two objectives:

o To determine whether a heritage conservation area
was warranted over any part of the Double Bay Centre
encompassing the character buildings and

o Whether any of the character buildings warranted listing
as local heritage items.

In our opinion the Royal Oak Hotel has historical
significance, as being a hotel building that has existed on
the site since 1869 (albeit in different built forms), and as
one of the earliest commercial buildings to be constructed
in the Double Bay Centre. The existing building, although of
some aesthetic significance and with significant
associations with architectural firm Prevost, Synod &
Ruwald, can no longer be considered to be intact or of high
integrity, although its upper level externally and the roof
form remain substantially intact to their 1928 configuration
and detailing.

Given that the building had lost integrity, the initial
recommendation was for this building to be included within
a heritage conservation area covering the southern end of
Bay Street and to be identified as a Contributory Item.
However, subsequent to the site inspection, the
consideration of a heritage conservation area was no longer
relevant given the number of recent development approvals
that had been issued resulting in the demolition of a number
of buildings along the southern end of Bay Street. As such,
a heritage conservation area would not be warranted given
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the diminishment of the historical character of the street
should the development approvals be implemented.

This then required a re-examination of those individual
Character buildings along Bay Street to consider whether
they warranted listing as local heritage items. It is within
this context that The Royal Oak Hotel has now been
recommended for potential heritage listing, based on its
historical significance and associational significance, as
mentioned above.

Should the property be listed as local heritage item, it would
be our recommendation that the inventory sheet allow for
future development work to occur in support of the ongoing
use of the place as a public hotel. Aspects of the building
that should be conserved are the overall form and
configuration of the building, including the roof, and the
fabric and detailing of the roof and exteriors of the first-floor
level, including (but not only) the exposed eaves rafters.

In response to the request for an extension to carry out a
further heritage assessment, staff note that the matter will
not be forwarded to a meeting of Council until February
2023, which would permit additional time to have a heritage
assessment undertaken for the building in response to the
Double Bay Heritage Study.

The submission received from 21-25 Bay Street also sought a deferral of the LPP matter until they
could procure their own consultant advice. For the reasons identified above, this request could not
be accommodated beyond 25 November 2022. Staff note that the matter will not be forwarded to a
meeting of Council until February 2023, which would permit additional time to have a heritage
assessment undertaken for the building in response to the Double Bay Heritage Study.

No other community engagement has been undertaken to date. Public exhibition of the planning
proposal will be undertaken in due course and in accordance with the Gateway determination
conditions and the NSW Environment Planning and Assessment Act 1979 should the planning
proposal proceed.

Policy Implications:

Should Council resolve to progress a planning proposal (having considered the advice of the
Woollahra LPP), and should the planning proposal progress to finalisation, there will be policy
implications by listing the properties as heritage items in the Woollahra LEP 2014.

From 16 March 2022 to 27 May 2022, Council exhibited the Draft Double Bay Centre Planning and
Urban Design Strategy (the Strategy), a document that if adopted by Council will guide future
development in the Double Bay Centre. The draft strategy recommends built form strategies that
aim to protect and preserve Double Bay, while providing a strengthened framework to guide future
development in the Centre.

Council staff are currently in the process of reviewing the Strategy in light of the issues raised in
submissions. The Draft Double Bay Heritage Study is being used to inform the Strategy, and due
to their heritage significance (and subject to the advice from the Woollahra LPP and future
decisions of Council) these four properties may be removed from the Strategy in terms of any
potential development uplift.

Financial Implications:

NIL
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Resourcing Implications:

Staff resources will be associated with progressing a planning proposal which will include
managing the public exhibition and preparing a post exhibition report to a meeting of Council. Staff
resource implications will also be associated with progressing a nomination to the SHR.

Conclusion:

This report seeks the advice of the Woollahra LPP on a planning proposal to list four sites in
Double Bay as local heritages item in Schedule 5 and on the Heritage Map of Woollahra LEP
2014.

The planning proposal satisfies the requirements of section 3.33 of the Act as it includes:
. A statement of the objectives or intended outcome of the amendment to Woollahra LEP
2014.

. An explanation of the provisions that are to be included in the amendment to Woollahra LEP
2014.

. The justification for the objectives, outcomes and provisions and the process for their
implementation.
) Details of the community consultation that is to be undertaken.

We recommend that the Woollahra LPP provides advice to Council to proceed with the planning
proposal at Attachment 2 to list the subject sites as local heritage items in the Woollahra LEP
2014.

Staff also seek the advice of the Woollahra LPP in relation to the nomination to list Gaden House
as a property on the SHR under the Heritage Act, 1977.

Attachments
1. Double Bay Centre Heritage Review Character Buildings (including inventory sheets)
2. Planning proposal - Double Bay Heritage Study - Draft

3. Submissions - Redacted
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from: George Karavanas ||| | | GGG
Sent: Sunday, 27 Navember 2022 7:55 FM

To: Anne white [
Cc: Justin Scheinberg _; Angela Grima _
Stephen Gergely & Pinter PTY LTD (_ Zoltan
Kovacs and Ying Chew _>; Mike Doyle _; Clivia
payne [

Subject: 45A Bay 5t, Double Bay - Council Ref 5C6577 Proposed Local Heritage Listing

Hi Anne,
Hope all is well.

Please find attached Zoltan Kovac's brief subbmission in respect of the heritage listing of the
subject site, which was submitted tc Council on Friday.

Zoltan's submission arficulates the reasons why it is our collective cpinion that the proposed
listing presented at the Panel meeting should be deferred and we should be given a
reascnable opportunity to research and present council a more infirmed heritage opinion.

| frust this brief submission is of assistance to you in the interim. However, should you wish to
discuss this matter further, please do not hesitate to contact our office.

Thank you.

Regards,

managing director
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and attention it deserves,

We hope the abave is self-explanatory and we look forward to your early response on the two
matters raised, if you need to discuss anything refated to the above, please call the undersigned.

Regards

Mike

M ke Doyle  Grovp Project Manager

_Jl“‘\r\f rs Bridge Road, St Peters 2044 Aast-al a
>+ [
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