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REFERRAL RESPONSE 
URBAN DESIGN 
 
 
1.1.2 FILE NO: Development Applications/ 359/2017/1 
1.1.3   
1.1.4 ADDRESS: 30-36 Bay Street DOUBLE BAY 2028 
1.1.5   
1.1.6 PROPOSAL: Demolition of existing structures and construction of a seven storey 

mixed use development containing 39 residential units (5 x studios, 12 
x 1 bed, 18 x 2 bed & 4 x 3 bed), 3 ground level retail spaces 
(proposed hours of 6am-10pm Mon-Sat and 7am-10pm Sun) with 
ground level parking (9 cars) and a basement car park accessed by a 
car lift (24 cars)  and the removal of a tree at the rear of 28 Bay Street. 
The proposal also includes a Voluntary Planning Agreement (VPA) 
with an offer of $500,000 for projects identified in Council's Double 
Bay Public Domain Strategy (Council has not considered the VPA 
offered by the applicant nor has it proposed to enter into an agreement 
in accordance with Clause 25D of the EPA Regulations but is 
provided for information only) 

1.1.7   
1.1.8 FROM: Tom Jones  

Urban Design  
1.1.9   
1.1.10 TO: Mr D Lukas 

 
Information  
 
Architectural drawings: GSA August 2017  



 
Statement of Environmental Effects   Ingram Planning  Job No.16161 August 2017 
Survey: Norton Survey Partners 13.5.2016 

 
Background 
This DA is assessed and determined on the basis of the current controls. It is not open to 
Council to depart from our existing development standards unless an objection submitted 
under clause 4.6 of WLEP 2014 is upheld. 
 
Context  
The proposed development is positioned on Bay Street and Guilfoyle Avenue adjacent to the 
heart of the Double Bay Centre.  The site’s North elevation faces a small park which hosts a 
market on Thursdays. The East elevation faces Bay Street.  The site adjoins residential 
zonings to the West.   
 
Proposal  
The proposal is for apartments over retail frontages at ground level. The building is proposed 
to rise 7 levels. The proposal occupies the whole site at ground level, other than a slight 
recess to the north elevation.  
 
Controls 
 

• State Environmental Planning Policy # 65 (SEPP 65) : Apartment Design Guide 
(ADG)  

• Woollahra Local Environment Plan 2014 (WLEP2014)  
• Woollahra Development Control Plan 2015 (WDCP2015)  

 
Compliance  
 
The following is an assessment of the proposal against the relevant controls above. 



 
SEPP 65: 9 Design Principles 
 
SEPP 65 Clause 28(2)(b) provides that the consent authority must consider design quality 
when evaluating the development taking into account the following 9 design principles. The 
assessment against the principles has been made with reference to the relevant objectives of 
the Apartment Design Guide. 
 
Principle 1: Context and Neighbourhood Character  
Good design responds and contributes to its context. Context is the key natural and built 
features of an area, their relationship and the character they create when combined. It also 
includes social, economic, health and environmental conditions.  

Responding to context involves identifying the desirable elements of an area’s existing or 
future character. Well-designed buildings respond to and enhance the qualities and identity of 
the area including the adjacent sites, streetscape and neighbourhood. Consideration of local 
context is important for all sites, including sites in established areas, those undergoing 
change or identified for change.  

The proposed building is 7 levels. The controls for the location envisage 4 levels. Retail space 
makes up 7% of the GFA of this proposal. (please refer to urban design review)  

Principle 2: Built Form and Scale  
Good design achieves a scale, bulk and height appropriate to the existing or desired future 
character of the street and surrounding buildings.  

Good design also achieves an appropriate built form for a site and the building’s purpose in 
terms of building alignments, proportions, building type, articulation and the manipulation of 
building elements. Appropriate built form defines the public domain, contributes to the 
character of streetscapes and parks, including their views and vistas, and provides internal 
amenity and outlook.  

The site reinforces the street wall to Guilfoyle Avenue and Bay Street. There is a slight 
concavity to the north elevation which provides identity to the development.  
The WDCP 2015 however requires a 4 storey street wall with a setback on the top level  

Principle 3: Density  
Good design achieves a high level of amenity for residents and each apartment, resulting in a 
density appropriate to the site and its context.  

Appropriate densities are consistent with the area’s existing or projected population. 
Appropriate densities can be sustained by existing or proposed infrastructure, public 
transport, access to jobs, community facilities and the environment. 

The proposal is for 39 apartments. This population density is acceptable in this well serviced 
location.  

Principle 4: Sustainability  
Good design combines positive environmental, social and economic outcomes. Good 
sustainable design includes use of natural cross ventilation and sunlight for the amenity and 
liveability of residents and passive thermal design for ventilation, heating and cooling 
reducing reliance on technology and operation costs. Other elements include recycling and 



reuse of materials and waste, use of sustainable materials, and deep soil zones for 
groundwater recharge and vegetation.  

Solar panels are proposed on the roof.  
The development proposes a waste chute system which is problematic since it does not 
encourage responsible recycling and is unable to respond to changes which may occur in the 
Council’s waste regime.  
The proposal does not provide outdoor drying space as required by the WDCP2015 and the 
ADG. 

Principle 5: Landscape  
Good design recognises that together landscape and buildings operate as an integrated and 
sustainable system, resulting in attractive developments with good amenity. A positive image 
and contextual fit of well-designed developments is achieved by contributing to the landscape 
character of the streetscape and neighbourhood.  

Good landscape design enhances the development’s environmental performance by retaining 
positive natural features which contribute to the local context, co-ordinating water and soil 
management, solar access, micro-climate, tree canopy, habitat values, and preserving green 
networks. Good landscape design optimises usability, privacy and opportunities for social 
interaction, equitable access, respect for neighbours’ amenity, provides for practical 
establishment and long term management.  

There is a small communal garden on the first floor which is unlikely to be viable since it is 
on the dark side of the building and is immediately adjacent to apartments. The second 
garden on the sixth floor is better positioned and provides good potential amenity.  

Principle 6: Amenity  
Good design positively influences internal and external amenity for residents and neighbours. 
Achieving good amenity contributes to positive living environments and resident well being. 
Good amenity combines appropriate room dimensions and shapes, access to sunlight, natural 
ventilation, outlook, visual and acoustic privacy, storage, indoor and outdoor space, efficient 
layouts and service areas, and ease of access for all age groups and degrees of mobility.  

The proposal provides good internal amenity.  

Principle 7: Safety  
Good design optimises safety and security, within the development and the public domain. It 
provides for quality public and private spaces that are clearly defined and fit for the intended 
purpose. Opportunities to maximise passive surveillance of public and communal areas 
promote safety.  

A positive relationship between public and private spaces is achieved through clearly defined 
secure access points and well lit and visible areas that are easily maintained and appropriate 
to the location and purpose.  

There are no safety concerns regarding this principle.  

Principle 8: Housing Diversity and Social Interaction  
Good design achieves a mix of apartment sizes, providing housing choice for different 
demographics, living needs and household budgets.  

Well-designed apartment developments respond to social context by providing housing and 
facilities to suit the existing and future social mix. Good design involves practical and 



flexible features, including different types of communal spaces for a broad range of people, 
providing opportunities for social interaction amongst residents.  

The proposal provides a wide diversity of dwellings 

Principle 9: Aesthetics  
Good design achieves a built form that has good proportions and a balanced composition of 
elements, reflecting the internal layout and structure. Good design uses a variety of 
materials, colours and textures.  

The visual appearance of well-designed apartment development responds to the existing or 
future local context, particularly desirable elements and repetitions of the streetscape. 
The aesthetics of this proposal are considered and the materials, proportions and layout are 
acceptable. The development’s aesthetics do not respond to the identified future local context 
identified in the WDCP2015, particularly the desirable elements of the streetscape and as 
such are not compatible with the location.  
 
 
SEPP 65: 8 Topic Criteria 
 
SEPP 65 Clause 28(2)(c) provides that the consent authority must take into account particular 
design criteria in the Apartment Design Guide. Eight topics are listed in SEPP 65 clause 6A 
and override any controls in the WDCP2015 when the development is being evaluated. 
 
Topic 
Area  

Subject  Compliance  

3F 
Building 
separation  
 

Separation between windows and balconies is provided to ensure visual privacy is 
achieved. Minimum required separation distances from buildings to the side and rear 
boundaries are as follows:  

Building height  Habitable rooms and balconies  Non-habitable rooms  

up to 12m (4 storeys)   6m  3m  

up to 25m (5-8 storeys)   9m  4.5m  

over 25m (9+ storeys)   12m   6m  
 

Yes  

4A 
Solar 
access 

1.  Living rooms and private open spaces of at least 70% of apartments in a 
 building receive a minimum of 2 hours direct sunlight between 9 am and 
 3 pm at mid winter in the Sydney Metropolitan Area and in the 
 Newcastle and Wollongong local government areas  

2. In all other areas, living rooms and private open spaces of at least 70% of 
 apartments in a building receive a minimum of 3 hours direct sunlight 
 between 9 am and 3 pm at mid winter  

3. A maximum of 15% of apartments in a building receive no direct sunlight 
 between 9 am and 3 pm at mid winter  

 

Yes  
 
 
 
 

Yes  

4F 
Common 
circulation 
spaces 

1. The maximum number of apartments off a circulation core on a 
 single level is eight  

2. For buildings of 10 storeys and over, the maximum number of 
 apartments sharing a single lift is 40 
 

 

Yes  

4D 
Apartment 

1.Apartments are required to have the following minimum internal areas:  

Apartment type    Minimum internal area  
Yes  



size  Studio   35m2  
 1 bedroom   50m2  
 2 bedroom   70m2  
 3 bedroom   90m2  
 

2.Habitable room depths are limited to a maximum of 2.5 x the ceiling height  

3.In open plan layouts (where the living, dining and kitchen are combined) the 
maximum habitable room depth is 8m from a window  

1.Master bedrooms have a minimum area of 10m2 and other bedrooms 9m2 
(excluding wardrobe space)  

2.Bedrooms have a minimum dimension of 3m (excluding wardrobe space)  

1.Living rooms or combined living/dining rooms have a minimum width of:  

3.6m for studio and 1 bedroom apartments  

4m for 2 and 3 bedroom apartments  

2.The width of cross-over or cross-through apartments are at least 4m internally to 
avoid deep narrow apartment layouts  

 

4C 
Ceiling 
Height   
 

Measured from finished floor level to finished ceiling level, minimum ceiling heights 
are:  

Minimum ceiling height for apartment and mixed use buildings 

Habitable rooms   2.7m  

Non-habitable   2.4m  

For 2 storey apartments   2.7m for main living area floor  

2.4m for second floor, where its area does not exceed 50% of 
the apartment area  

Attic spaces   1.8m at edge of room with a 30 degree minimum ceiling 
slope  

 If located in mixed used 
areas  

 3.3m for ground and first floor to promote future flexibility 
of use 

 

Yes 

4E 
Private 
open 
space  
 
 
 

1. All apartments are required to have primary balconies as follows:  

Dwelling type   Minimum area    Minimum depth  

 Studio apartments   4m2    -  

 1 bedroom apartments   8m2    2m  

 2 bedroom apartments   10m2    2m  

 3+ bedroom apartments   12m2    2.4m  
 

Yes  

4B 
Cross 
ventilation 

1. At least 60% of apartments are naturally cross ventilated in the first nine storeys 
 of the building. Apartments at ten storeys or greater are deemed to be cross 
 ventilated only if any enclosure of the balconies at these levels allows adequate 
 natural ventilation and cannot be fully enclosed  

2. Overall depth of a cross-over or cross-through apartment does not exceed 18m, 
 measured glass line to glass line  

 

Yes  



4G 
Storage 
volumes 
 

  

 In addition to storage in kitchens, bathrooms and bedrooms, the following storage is 
provided:  

Dwelling type  Storage size volume 
 

 Studio apartments 4m3  

 1 bedroom apartments   6m3  

 2 bedroom apartments  8m3  

 3+ bedroom apartments   10m3  

At least 50% of the required storage is to be located within the apartment  

 
 

Yes  

 
SEPP 65 Summary  
 
The proposal fails to meet the expectations of SEPP 65 because at 7 storeys it does not meet 
the desired future character for the location. In terms of performance against the 8 topic 
criteria the proposal performs well.  
 
Woollahra Local Environment Plan 2014 (WLEP2014)  
 
This location requires residential uses above ground level retail. This proposal provides 
265sqm of retail to the street edge. The total footprint of the building is 1111.8sqm.  The 
balance of the ground level (76%) is used for parking, access and servicing. This amount of 
retail can provide a maximum of 6 car spaces. The proposal provides 9 spaces on the ground 
level. It is debatable whether this is shop top housing. If it is not, it not permitted in this 
location. Refer the assessing planner’s report.   
At 7 levels the proposal significantly exceeds the height limits which permit 4 (14.3m) and 5 
storeys (18.1m) to the Bay Street frontage. The proposal also exceeds the amount of gross 
floor area permitted in this location.  
 
Woollahra Development Control Plan 2015 (WDCP2015) 
 
The building does not adhere to the building envelope controls for this location.  
 
Urban Design Review  
 
The applicant’s argument for this significantly non-compliant development proposal is based 
on the 3.5:1 FSR that the Hill PDA review suggested was needed to make development in 
Double Bay Centre viable.  So this development has been generated with the floor area yield 
provided by an FSR of 3.5:1 as the predominant criteria. Height has not been considered a 
constraint. However 7 storeys is not compatible with the desired future character of the 
location. Two development applications in another part of Double Bay Centre for buildings 
of 6 storeys have been approved recently. This development is not comparable with these, 
since it higher and is in a different location that sits on the edge of the commercial zone 
adjacent to a 9.5m height limit.  
Perhaps more significant than the height though from an urban design perspective is that the 
retail space lacks both quantity and amenity.  The viability of the retail spaces is essential to 



the continuing prosperity of the centre as a place to be. Small poorly serviced retail spaces are 
not able to attract the diversity of retail offerings required to enable commercial activity in 
the centre to grow.  
 
Recommendation 
 
Although it is recognised that the design has qualities, from an urban design perspective the 
proposal will need to be both significantly lower and provide more and better quality retail 
spaces to be acceptable.  

 
 
Tom Jones  
Urban Design 
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REFERRAL RESPONSE – TECHNICAL SERVICES 
 
FILE NO: Development Applications/ 359/2017/1 
ADDRESS: 30-36 Bay Street DOUBLE BAY 2028 
PROPOSAL: Demolition of existing structures and construction of a seven storey 

mixed use development containing 39 residential units (5 x studios, 12 
x 1 bed, 18 x 2 bed & 4 x 3 bed), 3 ground level retail spaces 
(proposed hours of 6am-10pm Mon-Sat and 7am-10pm Sun) with 
ground level parking (9 cars) and a basement car park accessed by a 
car lift (24 cars)  and the removal of a tree at the rear of 28 Bay Street. 
The proposal also includes a Voluntary Planning Agreement (VPA) 
with an offer of $500,000 for projects identified in Council's Double 
Bay Public Domain Strategy (Council has not considered the VPA 
offered by the applicant nor has it proposed to enter into an agreement 
in accordance with Clause 25D of the EPA Regulations but is 
provided for information only) 

FROM: Mr R Lam 
TO: Mr D Lukas 

 
 
 
1. ISSUES 

 
• None 
 
 
2. 2. DOCUMENTATION 
 
I refer to the following documents received for this report: 
 
• Statement of Environment Effects, referenced 16161, prepared by Ingham Planning 

P/L, dated August 2017. 
• Revised Architectural Plans, referenced 160279, drawing no. DA2001-Issue O, 

prepared by Group GSA, dated 31/07/2017. 
• Survey, referenced 41414, prepared by Norton Survey Partners, dated 03/05/17. 
• Stormwater Disposal Concept Plan, referenced 160049, prepared by SCP Consulting 

P/L, dated 12/05/2017. 
• Geotechnical Report, referenced 85575.00, prepared by Douglas Partners, dated April 

2017. 
• Traffic Report, referenced 10318/2, prepared by Colston Budd Rogers & Kafes P/L, 

dated May 2017. 
 
 



3. ASSESSMENT 
 
Comments have been prepared on the following: 
 
a. Site Drainage comments 
 
The submitted concept stormwater plans are considered satisfactory in principle subject to 
refinements at the CC stage. Conditions will be imposed to reflect any required changes 
required at the CC stage. Stormwater runoff from the site will be discharged to the Council’s 
underground drainage system by gravity via the construction of a new kerb inlet pit over the 
existing pipeline in Bay Street. 
 
Council’s Technical Services Division is satisfied that adequate provision could be made for 
the disposal of stormwater from the land it is proposed to develop and complies with Chapter 
E2 “Stormwater and Flood Risk Management” DCP.  
 
b. Flooding & Overland Flow comments 
 
The property is subject to flood related development control. It is advised that the applicant 
has submitted revised architectural plans showing the installation of mechanical flood 
barriers across all entrances to the basement and foyer areas. Council’s Engineers have no 
further objections to this proposal from a flooding perspective subject to relevant conditions. 
 
c. Impacts on Council Infrastructure comments 
 
The applicant seeks to provide basement parking as part of this development. As such, the 
applicant shall construct a new 5.5 metres wide vehicular crossing to enable two-way access 
for the first 6m into the property boundary as required by AS2890.1 which will be 
conditioned accordingly. 
 
d. Traffic comments 
 
Council’s Traffic Engineer has no objections to the proposed development subject to relevant 
conditions. A copy of memo from Council’s Traffic Engineer is available in HPE Content 
Manager. 
 
e. Vehicle/ Pedestrians Access and Accommodation comments 
 
The proposed vehicular access and carparking layout comply with AS2890.1. The applicant 
has submitted revised architectural plans addressing issues which were previously raised by 
Council’s Engineers. 
 
f. Geotechnical, Hydrogeological and/or Structural comments 
 
A Geotechnical Report by Douglas Partners, Ref: 85575.00, dated April 2017, has been 
submitted in support of the application. The proposal involves excavation with a depth of 
about 3.5 metres for the proposed development.  
 
The report identified that the subsurface conditions as: 

a) Fill comprising silty sand to a depth of 0.4-0.5m  



b) Depth of natural sand with various density from a depth beneath the fill to a depth of 
3.2m 

c) Sandstone bedrock was encountered beneath the natural sand.  
d) Groundwater seepage was observed at a depth of 0.95m at BH2.  

 
The report made comments and recommendations on the following: 

• Shoring and support, 
• Vibration Monitoring, 
• Excavation method, 
• Further Geotechnical input. 

 
Conditions covering these matters as well as others identified by Council have been added to 
the Referral. 
 
Council’s Technical Services has no objection to the proposed excavation on technical 
grounds.  Notwithstanding this, Council’s Planning Officer is also to undertake an 
assessment of the proposed excavation against the relevant excavation objectives and 
controls prescribed under the LEP and DCP. 
 
 
4. RECOMMENDATION 
 
Council’s Development Engineer has determined that the proposal is satisfactory subject to 
the conditions 
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3. Memorandum - Traffic 
 
 
 

 

Date 29 August, 2017 

File No. Development Applications: 359/2017/1 
 

To Mr D Lukas 

CC Mr R Lam 

From Ms Q Liu 

Address 30-36 BAY STREET DOUBLE BAY 2028 

  
I refer to the memo from the Planning Department dated 11 August 2017 requesting comments 
in relation to the above. 
 
Traffic Engineering has reviewed: 
 

1. Transport Report dated March 2017 by Colston Budd Rogers & Kafes Pty Ltd; 
2. Architectural Plans dated 10 May 2017 by Group GSA Pty Ltd. 

 
Proposal 
Demolition of existing structures and construction of a seven storey mixed use development 
containing 39 residential units (5 x studios, 12 x 1 bed, 18 x 2 bed & 4 x 3 bed), 3 ground 
level retail spaces (proposed hours of 6am-10pm Mon-Sat and 7am-10pm Sun) with ground 
level parking (9 cars) and a basement car park accessed by a car lift (24 cars). The proposal 
also includes a Voluntary Planning Agreement with an offer of $500,000 for projects 
identified in Council's Double Bay Public Domain Strategy (this VPA offered by the 
applicant has not be proposed to be entered into in accordance with Clause 25D of the EPA 
Regulations and is mentioned for information only) and the removal of a tree at the rear of 28 
Bay Street 
 
COMMENTS 
 
Parking Provision 
The car parking provision for the proposed development has been assessed in accordance 
with Council’s DCP 2015 Chapter E1 Parking and Access. 
 
 



Residential 
component 

Quantity of 
additions 

DCP Maximum 
Requirement per 
Apartment 

DCP 
Maximum Required Parking  

1 bedroom or 
studio apartment 17 0.5 x 0.6 multiplier 5.1 

2 bedroom 18 1 18 
3 or more bedroom 4 1.5 6 
Visitor 39 0.2 7.8 
Total   37 
Non-residential 
Component Quantity DCP Minimum 

Requirement per 100m2  
DCP 
Minimum Required Parking 

retail 209 m2 3.3 spaces x 0.6 
multiplier 4.1 

Food and drink 
premises 56 m2 7 spaces x 0.6 multiplier 2.4 

Total   7 
 
The proposed parking provision includes 9 duel use car spaces which are to cater for retail 
parking during the retail operating hours and accommodate residential visitor parking outside 
the retail operating hours.  This arrangement satisfies the minimum parking requirement for 
the retail component however does not provide adequate parking for residential visitors 
during the retail operating hours.  Considering that the proposed retail parking provision 
already exceeds the minimum requirement, it is recommended that at least one of the nine 
retail spaces is to be reassigned as full-time residential visitor parking space.  
 
The proposal also includes 24 car spaces for residents only which results in a shortfall of 5 
spaces from Council’s maximum parking requirement.  This reduced parking provision for 
residents is considered acceptable due to the following reasons: 
 

• The subject site is served by regular train and bus services; 
• The allocation of bicycle and motorbike parking on-site to promote alternative 

transport modes and discourage car usage;  
• The subject site is in close vicinity of existing car sharing services;  
• The site is served by nearby retails and services which generates less vehicle trips and 

reduces car ownership; and  
• The on-street parking in close vicinity is protected by resident permit parking schemes 

or ticket parking schemes.  
 
It should be noted that resident permit parking schemes operate in close vicinity to the subject 
site which do currently assist to some extent neighbouring residents without off-street parking 
or visitors in terms of their ability to find on-street parking.  Such schemes will remain viable 
as future tenants and residents of the proposed development will be denied access to these 
schemes as per Council Policy.  

 
BICYCLE 

 Quantity DCP Minimum 
Requirement  

DCP 
Minimum Required Parking 

Residents 39 dwellings 1 per dwelling 39 
Residential visitors 39 dwellings 10 per dwelling 3.9 



Shop, restaurant or 
café employees 265m2  1 per 250m2 GFA 1 

Shop, restaurant or 
café customers 265m2 2 + 1 per 100m2 over 

100m2 GFA 4 

Total   48 
 
MOTORBIKE 

 Quantity DCP Minimum 
Requirement 

DCP 
Minimum Required Parking 

car spaces 33 1 per 10 car spaces 3.3 
Total   3 

 
The proposal makes provision of 32 bicycle spaces for residents, four bicycle spaces for 
residential visitors, two bicycle spaces for retail employees, five bicycle spaces for retail 
customers and two motorbike spaces. It is noted that two of the four bicycle spaces for the 
retail customer are proposed to be installed in the western footpath area of Bay Street, outside 
the property boundary. This is not supported. The applicant must provide bicycle parking on-
site. The applicant shall increase the resident bicycle parking spaces to 39 spaces, increase the 
motorbike parking spaces to three spaces and also alter the retail visitor bicycle parking to 
provide minimum four spaces for retail visitors on-site.   
 
The proposal includes four adaptable units which generates a minimum requirement of four 
disabled parking spaces. The proposed four disabled parking spaces in basement are 
considered satisfactory. 
 
Traffic Generation 
 
Traffic generation from the proposed development has been calculated in accordance with RMS 
Guide to Traffic Generating Developments 2002 and RMS Guide to Traffic Generating 
Developments Updated traffic surveys TDT 2013/04a. 
 
Proposed Development 
 

High Density Residential 
• Weekday AM peak hour vehicle trips: 39 units x 0.07-0.32 per unit = 2.7-12.5 trips 
• Weekday PM peak hour vehicle trips: 39 units x 0.06-0.41 per unit = 2.3-16.0 trips 
• Weekday daily vehicle trips: 39 units x 0.77-3.14 per unit = 30.0-122.5 trips 

 
Retail Premises  

• Weekday peak hour vehicle trips: 209m2 x 12.5 per 100m2 GFA = 26.1 trips 
• Daily vehicle trips: 209m2 x 121 per 100m2 GFA = 252.9 trips 

 
Restaurants Premises  

• Weekday peak hour vehicle trips: 56m2 x 5 per 100m2 GFA = 2.8 trips 
• Daily vehicle trips: 56m2 x 60 per 100m2 GFA = 33.6 trip 

 
Total 

• Weekday peak hour vehicle trips: 31.2-44.9 trips 
• Daily vehicle trips: 316.5-409 trips 



 
Existing Development 
 

Business and Retail Premises  
• Weekday peak hour vehicle trips: 1827m2 x 2-12.5 per 100m2 GFA = 36.5-228.4 

trips 
• Daily vehicle trips: 1827m2 x 10-121 per 100m2 GFA = 182.7-2210.7 trips 

  
Net Traffic Generation Increase 
 

• Weekday peak hour vehicle trips: (-197) - 8 trips 
• Daily vehicle trips: (-1894) - 226 trips 

 
Detailed information on the existing land use has not been provided, a range of traffic 
generation is therefore estimated based the available GFA. Based on the above calculation, the 
traffic generation will in the worst scenario stay at a comparable level post-development and 
thus will not result in unacceptable adverse traffic impact on the existing road network.  
 
Parking Layout 
With reference to architectural drawing titled ‘Basement Plan’ and ‘Ground Level Plan’, a 
number of design deficiencies have been identified, as discussed below: 
 

1. Pursuant to Clause 2.2.1 of AS/NZS 2890.6:2009, bollards shall be provided within the 
shared area in the positions shown in Figures 2.2 and 2.3. 

2. Pursuant to Clause 3.2.4 of AS/NZS 2890.1:2004, a pedestrian splay shall be provided 
at the property line, west of the driveway.  

 
Loading Facilities 
 In accordance of Clause E1.14.1 of Council DCP, the proposed development does not require 
loading facility to be provided on-site. Future deliveries associated with the development are 
anticipated to utilise the available on-street parking.    
 
 
RECOMMENDATION 
 
It is recommended that the development not be supported at this stage until the following issues 
are addressed: 
 

1. Pursuant to Clause 2.2.1 of AS/NZS 2890.6:2009, bollards shall be provided within the 
shared area in the positions shown in Figures 2.2 and 2.3. 

2. Pursuant to Clause 3.2.4 of AS/NZS 2890.1:2004, a pedestrian splay shall be provided 
at the property line, west of the driveway.  

3. The applicant must provide bicycle parking on-site. The applicant shall increase the 
resident bicycle parking spaces to 39 spaces, increase the motorbike parking spaces to 
three spaces and also alter the retail visitor bicycle parking to provide minimum four 
spaces for retail visitors on-site.   

4. Considering that the proposed retail parking provision already exceeds the minimum 
requirement, it is recommended that at least one of the nine retail spaces is to be 
reassigned as full-time residential visitor parking space.  
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Drainage Engineers Referral Response 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
I refer to the following documents received for this report: 
 
7/142179 Plan - Architectural 4_ Elevations - DA2017-359-1 - 30-36 Bay St & 2 Guilfoyle 
Ave Double Bay Ref 160279 DA3000 H 
17/142175 Plan - Architectural 3_ Floor Plans - DA2017-359-1 - 30-36 Bay St & 2 Guilfoyle 
Ave Double Bay Ref 160279 DA2000 J 
  
RECOMMENDATION 
 
Council’s drainage Engineer has determined that the development proposal is generally 
satisfactory subject to the following conditions; 
 
• A permanent flood risk management plan is to be installed in a area frequented by the 

residents and business owners such as the lift foyer  
• Flood compatible materials are to be used for all flood exposed construction below the 

flood planning level of  4.420m AHD. 
• The lower level carpark is to be protected to the flood planning level  of  4.220m AHD  if 

protected by physical means to the flood planning level of  4.420m AHD if protected by 
mechanical means. 

• All exposed electrical wiring and equipment is to be located above or waterproofed to the 
flood planning level of 4.420 m AHD.  

• The ground floor habitable area is to be protected to the flood planning level of 4.420 m 
AHD by physical or mechanical means. 

• Permanent brass plaques are to be mounted adjacent to all mechanical flood barriers 
explaining their function and method of operation. 

 

Memorandum - Drainage 
 
 
 

 

Date 30 August, 2017 

File No. Development Applications:  DA2017/359/1 
 

To Robert Lamb 

CC D Lucas 

From Michael Casteleyn 

Address 30-36 Bay Street DOUBLE BAY 
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Environmental Health Officers Referral Response 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



Completion Date: 14/12/2017 
 

REFERRAL RESPONSE - ENVIRONMENTAL HEALTH 
 
 
3.1.2 FILE NO: Development Applications/ 359/2017/1 
3.1.3 ADDRESS: 30-36 Bay Street DOUBLE BAY 2028 
3.1.4 PROPOSAL: Demolition of existing structures and construction of a seven storey 

mixed use development containing 39 residential units (5 x studios, 12 
x 1 bed, 18 x 2 bed & 4 x 3 bed), 3 ground level retail spaces 
(proposed hours of 6am-10pm Mon-Sat and 7am-10pm Sun) with 
ground level parking (9 cars) and a basement car park accessed by a 
car lift (24 cars)  and the removal of a tree at the rear of 28 Bay Street. 
The proposal also includes a Voluntary Planning Agreement (VPA) 
with an offer of $500,000 for projects identified in Council's Double 
Bay Public Domain Strategy (Council has not considered the VPA 
offered by the applicant nor has it proposed to enter into an agreement 
in accordance with Clause 25D of the EPA Regulations but is 
provided for information only) 

3.1.5 FROM: Graeme Reilly Environmental Health Surveyor 
3.1.6 TO: Mr D Lukas 

 
 

4. ISSUES 
 

• Contamination 

5. DOCUMENTATION 
 
I refer to the following documents received for this report: 
 
• Statement of Environment Effects, referenced Job No 16161 prepared by Ingham 

Planning, dated August 2017. 
• Architectural Plans, referenced DA 2000 Issue J, 2001 Issue K, 2002 Issue G, 2003 

Issue G, 2006 Issue H , 2007 Issue I, 2008 Issue I, prepared by Group GSA P/L, dated 
27/07/2017 , 

• Acoustic Report, referenced 20161365.1 , prepared by Acoustic Logic dated 
14/09/2016 

• Acid Sulphate Soil Management Plan referenced Project 85575.01, prepared by 
Douglas Partners dated July2017. 

• Preliminary Site Investigation for Land Contamination Report, referenced Project No 
85575.01, prepared by Douglas Partners, dated April 2017. 

6. RESEARCH 
 
The following research was undertaken in the preparation of this assessment:  
• A site inspection was carried out on the following date: 25/08/2017 
 



7. SUMMARY OF PROPOSAL 
 

Demolition of existing structures and construction of a seven storey mixed use development 
containing 39 residential units (5 x studios, 12 x 1 bed, 18 x 2 bed & 4 x 3 bed), 3 ground 
level retail spaces (proposed hours of 6am-10pm Mon-Sat and 7am-10pm Sun) with ground 
level parking (9 cars) and a basement car park accessed by a car lift (24 cars)  and the 
removal of a tree at the rear of 28 Bay Street. The proposal also includes a Voluntary 
Planning Agreement (VPA) with an offer of $500,000 for projects identified in Council's 
Double Bay Public Domain Strategy (Council has not considered the VPA offered by the 
applicant nor has it proposed to enter into an agreement in accordance with Clause 25D of the 
EPA Regulations but is provided for information only) 
 

 

8. ASSESSMENT 
 
Comments have been prepared on the following. Where Approval is recommended, 
Conditions of Consent follow at the end of the comments.  
 
a) Acoustics 

 
Acoustic Logic Acoustic Assessment Project No 20161365.1dated 14/09/2016 
 



 

 
 



 





 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



e) Acid Sulphate Soils 
 

 

 



 



 

 



 



 



 



 



 





 



 



 
 

f) Land Contamination (SEPP 55) 
 
Douglas Partners Preliminary Site Investigation for Contamination Report No 85575.01 dated 
April 2017. 
 



 



 



 



 
 

 
 
 
RECOMMENDATION 
 
Council’s Environmental Health Officer has determined that the proposal is satisfactory, 
subject to conditions. 
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REFERRAL RESPONSE – TREES & LANDSCAPING 
 
 
FILE NO: DA 359/2017/1 
  
ADDRESS: 30-36 Bay Street DOUBLE BAY 2028 
  
PROPOSAL: Demolition of existing structures and construction of a seven storey 

mixed use development containing 39 residential units (5 x studios, 12 
x 1 bed, 18 x 2 bed & 4 x 3 bed), 3 ground level retail spaces 
(proposed hours of 6am-10pm Mon-Sat and 7am-10pm Sun) with 
ground level parking (9 cars) and a basement car park accessed by a 
car lift (24 cars)  and the removal of a tree at the rear of 28 Bay Street. 
The proposal also includes a Voluntary Planning Agreement (VPA) 
with an offer of $500,000 for projects identified in Council's Double 
Bay Public Domain Strategy (Council has not considered the VPA 
offered by the applicant nor has it proposed to enter into an agreement 
in accordance with Clause 25D of the EPA Regulations but is 
provided for information only) 

  
FROM: Nick Williams- Tree & Landscaping 
  
TO: Mr D Lukas 

 
 

9. I refer to the following documents received for this report: 
 
• Statement of Environmental Effects, prepared by Ingham planning, dated August 2017.   
• Survey Plan No. 41414, drafted by Norton Survey Partners, dated 13/5/2016. 
• Architectural Drawing No’s DA 1100-DA1110, DA2000-DA2008, DA3000-DA3002, 

DA3100-DA3101 drawn by Group GSA, dated 5/10/2016, 18/10/2016, and 
25/11/2016. 

• Stormwater drainage Plan No. C2.01, drawn by SCP, dated 12/5/2017. 
• Arboricultural Impact Assessment Report, written by Tree IQ, dated 15th March 2017. 
• Landscape Plan No’s 160279 (L7001 & L7002), designed by Group GSA, dated 

28/7/2017.  
• Letter from Royal Oak Hotel (Puruse Pty Ltd) permitting tree removal, dated 1 June 

2017. 
 
A site inspection was carried out on: 17th of November 2017. 
 
Relevant Control: 
 
• Woollahra Local Environment Plan 2014 
• Woollahra Residential Development Control Plan 2015 
• The comments and recommendations within this Referral Response have taken into 

consideration the guidelines established within Australian Standard AS 4373 – Pruning 



of amenity trees and Australian Standard AS 4970 – Protection of trees on development 
sites 

 

10. SUMMARY 
 

• No issues with the removal of Tree 1 and the pruning of Tree 2 (both of which are 
located within the Royal Oak hotel property boundary). 

• Tree protection and a tree damage security deposit bond required for Council Street 
trees located on Bay Street (referenced Trees 3 & 4). 

• Arborist supervision required for several stages of work and outlined in Condition B.2 
of this referral response. 

 

11. COMMENTS 
 
Tree 1, which is located within the Royal Oak Hotel site, has been identified as a tree which 
is in decline. Furthermore, much of the crown of this tree exists within the proposed 
development site. The submitted tree report has identified that if the tree were to be retained a 
significant portion of the canopy would need to be pruned to accommodate the development. 
The likely result would be a disfigurement of the tree. Given these factors there are no issues 
with the removal of this tree. *The applicant has submitted documentation showing the Royal 
Oak consent to the removal of Tree 1. 
 
While the proposed pruning of Tree 2 will result in the removal of large diameter branches it 
is unlikely to result in any severe aesthetic disfigurement of the tree or result in tree decline. 
The species is generally considered robust and able to tolerate a reasonable amount of above 
and below ground damage (such as root loss and branch pruning).  
 
I generally agree with the assessment within the submitted Tree IQ report that the existing 
building has likely limited root spread from Tree 2 into the subject development site. 
However, this is possibly not the case in the courtyard area bordering the Royal Oak hotel 
(which falls within the trees awarded TPZ radius). For this reason and to mitigate the 
possibility of damage to tree 2 excavation within this area will need to be supervised by the 
site arborist as outlined within Condition B.2 of this referral response.  
 
Tree protection is required for Council Street trees located on Bay Street (referenced 3 & 4) 
as outlined in Condition B.1 of this referral response. Also applicable to these trees is the 
requirement for a tree damage security deposit bond. An arborist must supervise works 
associated with the demolition of the existing awning and erection of hoarding and new 
awning for the proposed building- Condition B.2.  
 

12. RECOMMENDATIONS 
 
Council’s Tree and Landscape Officer has determined that the development proposal is 
satisfactory in terms of tree preservation and landscaping, subject to Conditions 
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STANDARD ABBREVIATIONS
Refer to Finishes and Components Schedule for detailed code descriptions

B BASIN
BC BOOKCASE
BD                      BOARD
BHD                   BULKHEAD
BIT                     BITUMEN
BK                      BRICK
BLKT                  BLANKET
BLK                    BLOCKWORK
BL                       BUILDING LINE
BLDG                 BUILDING
BLDR                 BUILDER
BLK                    BLOCK
BM                    BENCHMARK
BN                     BULLNOSE
BOL                   BOLLARD
BOT                   BOTTOM
BPL                    BASEPLATE
BRKT                 BRACKET
BT                      BOUNDARY TRAP
BTH                   BATH
BV                      BRICK VENEER
BWK BRICKWORK
BWU BOILING WATER UNIT

C COOKER
CA CONTACT ADHESIVE
CAB CABINET
CAD COMPUTER-AIDED DESIGN/DRAFTING
CAN CANOPY
CANT CANTILEVER
CAP CAPACITY
CAV CAVITY
CB CONCRETE BLOCK
CC CHEMICAL CLOSET
C/C CENTRE TO CENTRE
CCTV CLOSED-CIRCUIT TELEVISION
CD CLOTHES DRYER
CEM CEMENT
CF CONCRETE FLOOR
CFC COMPRESSED FIBRE CEMENT
CG CLEAR GLASS
CGD CORNER GUARD
CGS CORRUGATED GALVANIZED STEEL
CH CHUTE
CH CLOTHES HOOK
CHAM CHAMFER
CHS CIRCULAR HOLLOW SECTION
CHNL CHANNEL
CI CAST IRON
CIP CAST IRON PIPE
CIRC CIRCLE
CJ CONSTRUCTION/CONTROL JOINT
CK CLOCK

D DOOR
DET DETAIL
DIA DIAMETER
DIAG DIAGONAL
DIM DIMENSION
DIST DISTANCE
DPC DAMP-PROOF COURSE
DRG DRAWING
DRG NO DRAWING NUMBER
DB DISTRIBUTION BOARD
DSB DISTRIBUTION SWITCHBOARD
DT DISCONNECTOR TRAP
DF DRINKING FOUNTAIN
DG DOUBLE GLAZING
DH DOUBLE HUNG
DP DOWNPIPE
DPC DAMP-PROOF COURSE
DPM DAMP-PROOF MEMBRANE
DW DISHWASHER

EA EACH
EJ EXPANSION JOINT
EG EAVES GUTTER
ELEC "ELECTRIC, ELECTRICAL"
ELEV ELEVATION
ENGR ENGINEER
EMT EASEMENT
EQUIV EQUIVALENT
EQ EQUAL
EQUIP EQUIPMENT
EST ESTIMATE
EXH EXHAUST
EXP EXPANSION
EXST EXISTING
EXT EXTERNAL

F FEMALE
FA FIRE ALARM
FB FACE BRICK
FD FIRE DOOR
FE FIRE EXTINGUISHER
FH FIRE HYDRANT
FHR FIRE HOSE RACK/REEL
FIP FIRE INDICATOR PANEL
FG FIXED GLASS
FR FIRE RESISTANT
FREQ FREQUENCY
FS FLOOR SUMP
FWD FORWARD
FWK FRAMEWORK
FC FIBROUS CEMENT
FCL FINISHED CEILING LEVEL
FCU FAN COIL UNIT
FFL FINISHED FLOOR LEVEL
FW FLOOR WASTE

GA GENERAL ARRANGEMENT
GALV GALVANIZE
GI GALVANIZED IRON
GIP GALVANIZED IRON PIPE
GM GAS METER
GPO GENERAL PURPOSE OUTLET
GC GARBAGE CHUTE
GD GRATED DRAIN
GT GREASE TRAP
GT GULLY TRAP
GV GATE VALVE
GEW GLAZED EARTHENWARE
GFL GROUND FLOOR LEVEL
GL GROUND LINE
GRANO GRANOLITHIC
GRC GLASS-REINFORCED CONCRETE
GRP GLASS-REINFORCED PLASTIC

H HYDRANT
HBD HARDBOARD
HCR HARDCORE
HC HOSE COCK
HD HAND DRYER
HR HAND RAIL
HEX HEXAGON
HMR HIGH MOISTURE RESISTANCE
HORIZ HORIZONTAL
HP HYDRANT POINT
HT HEIGHT
HTR HEATER
HW HOT WATER
HWU HOT WATER UNIT
HWD HARDWOOD
HYD HYDRAULIC

ACRY ACRYLIC
ACST ACOUSTIC
ACC ACCESSIBLE
ADH ADHESIVE
ADJ ADJACENT
AF ACCESS FLOOR
AGGR AGGREGATE
AHD AUSTRALIAN HEIGHT DATUM
A/C AIR CONDITIONER
AL ALUMINIUM
AMDT AMENDMENT
AO ACCESS OPENING
AP ACCESS PANEL
APD AGRICULTURAL PIPE DRAIN
APPROX                    APPROXIMATE
AR ACID-RESISTANT
ASB ASBESTOS
ASPH ASPHALT
AT ACOUSTIC TILING
AUTO AUTOMATIC
AUX AUXILIARY
AVG AVERAGE

ID INSIDE DIAMETER
IL INVERT LEVEL
INC INCORPORATE
IND INDICATOR
INSUL INSULATED OR INSULATION
INT INTERNAL
INV INVERT
IO INSPECTION OPENING
IP INSPECTION PIT
ISO INTERNATIONAL ORGANIZATION FOR STANDARDIZATION
IT INTERCEPTOR TRAP

JT JOINT
JUNC JUNCTION

KJ KEYED JOINT
KB KERB

LINO LINOLEUM
LDG LANDING
LDRY LAUNDRY
LG LENGTH
LC LINEN CHUTE
LNG LINING
LONG LONGITUDINAL
LV LOW VOLTAGE
LVR LOUVRE

M MALE
AX MAXIMUM
MECH MECHANICAL
MDF MEDIUM DENSITY FIBREBOARD
MI MIRROR
MIN MINIMUM
MISC MISCELLANEOUS
MPLY MARINE PLY
MRPBD MOISTURE RESISTANT PLASTERBOARD
MRMDF                   MOISTURE RESISTANT MEDIUM DENSITY FIBREBOARD
MSB MAIN SWITCHBOARD
MSRY MASONRY
MS MILD STEEL
MTG MOUNTING

NEG NEGATIVE
NO NUMBER
NOM NOMINAL
NTS NOT TO SCALE
NP NICKEL PLATED

O OVEN
OA OVERALL
OD OUTSIDE DIAMETER
OF OVERFLOW
OG OBSCURE GLASS
OH OVERHEAD
OPP OPPOSITE
OFC OFF-FORM CONCRETE
OS OVERSIZE

PT PAINT
PF PAINT FINISH
PAR PARALLEL
PATT PATTERN
PBN PUSH-BUTTON
PB PIN BOARD
PBD PLASTERBOARD
PC PRECAST CONCRETE
PED PEDESTAL
PFC PARALLEL FLANGE CHANNEL
PG PLATE GLASS
PLY PLYWOOD
PREFAB PREFABRICATED
PRELIM PRELIMINARY
PRESS PRESSURE
PSS POLISHED STAINLESS STEEL
PTD PAPER TOWEL DISPENSER
PTFE POLYTETRAFLUOROETHYLENE
PTN PARTITION
PVA POLYVINYL ACETATE
PVC POLYVINYL CHLORIDE

QTY QUANTITY
QT QUARRY TILE

R REFRIGERATOR
RA RETURN AIR
RAD RADIUS
RC REINFORCED CONCRETE
RCP REFLECTED CEILING PLAN
RECT RECTANGULAR
REF REFERENCE
REINF REINFORCEMENT
REQD REQUIRED
RL REDUCED LEVEL
RM ROOM
RMW RECESSED MATT WELL
ROW RIGHT OF WAY
RS ROLLER SHUTTER
RHS RECTANGULAR HOLLOW SECTION
RSA ROLLED-STEEL ANGLE
RSC ROLLED-STEEL CHANNEL
RSJ ROLLED-STEEL JOIST
RV RELIEF VALVE
RL REDUCED LEVEL
RS ROLLER SHUTTER
RWH RAINWATER HEAD
RWO RAINWATER OUTLET
RWP RAINWATER PIPE

S SLIDING
SCK STOPCOCK
SC SOLID CORE
SJ SAW-CUT JOINT
SCHED SCHEDULE
SCP SATIN CHROME PLATED
SECT SECTION
SD SMOKE DETECTOR
SFL STRUCTURAL FLOOR LEVEL
SHT SHEET
SH SOAP HOLDER

T TIMBER
T&G TONGUE AND GROOVED
TC TERRACOTTA
TEL TELEPHONE
TEMP TEMPERATURE
TEMP TEMPORARY
THK THICK
TOL TOLERANCE
TR TOWEL RAIL
TRH TOILET ROLL HOLDER
TV TELEVISION
TYP TYPICAL
TRZO TERRAZZO

U URINAL
UB UNIVERSAL BEAM
UC UNIVERSAL COLUMN
UNO UNLESS NOTED OTHERWISE
UTIL UTILITY
U/S UNDERSIDE

V VINYL
VAC VACUUM
VB VAPOUR BARRIER
VC VITRIFIED CLAY
VCP VITRIFIED CLAY PIPE
VERT VERTICAL
VOL VOLUME
VOS VERIFY ON SITE
VP VENT PIPE
VT VINYL TILES

W WINDOW
WB WEATHERBOARD
WC WATER CLOSET
W/........ WITH (COMBINATION FORM)
WM WASHING MACHINE
WMR WATER METER
W/O WITHOUT
WPM WATERPROOF MEMBRANE
WPLY WATERPROOF PLY
WT WASH TROUGH
WR WARDROBE
WRC WESTERN RED CEDAR
WS WALL STIFFENER

YG YARD GULLY

A

B

C

D

E

F

G

H

I

J
K
L

M

N

O

P

Q
R

S

T

U

V

W

Y

NOTE:THE ABBREVIATIONS ARE BASED ON AS 1100.101 1992 AND AS 1100.301-2008 
WITH ADDITIONAL TYPICAL ABBREVIATIONS NOT COVERED IN THESE STANDARDS

CL CENTRE-LINE
CLKG CAULKING
COMMS COMMUNICATIONS
CLNR CLEANER
CNR CORNER
COL COLUMN
CONC CONCRETE
CONSTR CONSTRUCTION
COORD COORDINATING
CORR CORRUGATED
CPT CARPET
CP CHROME-PLATED
CPD CUPBOARD
CPB CHARGING POINT BICYCLE 
CPV CHARGING POINT VEHICLE
CR CEMENT RENDER
CT CERAMIC TILE
CSK COUNTERSUNK
CSK CLEANERS SINK
CTR CONTOUR
CV CONTROL VALVE
CW COLD WATER
CWT COLD-WATER TANK
CYL CYLINDER 

SHS SQUARE HOLLOW SECTION
SK SINK
SLD SLIDING
SPEC SPECIFICATION
SPR SPRINKLER
SP STANDPIPE
SHP SOLAR HYDROPONIC PANEL
SPP SOLAR PHOTOVOLTAIC PANEL
SPT SPIGOT
SPR SPREADER
SHR SHOWER
SS STAINLESS STEEL
S/SS SATIN STAINLESS STEEL
S/ST SANDSTONE
SQ SQUARE
ST STAIR
STD STANDARD
STER STERILIZER
STL STEEL
SV STOP VALVE
SVP SEWER VENT PIPE
SW SWITCH
SWBD SWITCHBOARD
SWD STORMWATER DRAIN
SWP STORMWATER PIT
SYM SYMMETRY
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