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1.

INTRODUCTION

Urbis Pty Ltd (Urbis) was engaged by Cotton Property Group Pty Ltd to prepare a Social Impact Assessment
(SIA) for Coogee Bay Hotel which includes 212 Arden Street, 227-233 Coogee Bay Road, 15A Vicar Street,
and 5-7 Vicar Street, Coogee (the site). The SIA is to inform a Development Application (DA) on site to
redevelop the hotel with new accommodation, residential apartments, expanded retail offerings and internal
alterations.

1.1.

PROJECT OVERVIEW

The DA seeks approval for a mixed-use hotel/pub, residential and commercial development, comprising:
▪

Demolition of the following existing buildings and structures on site:
‒

Six storey hotel accommodation building ‘Coogee Bay Boutique Accommodation’

‒

Residential flat buildings at 15 and 5-7 Vicar Street

‒

Retail tenancies along Coogee Bay Road (north-west portion of site)

‒

Portion of the current hotel and pub known as Selina’s nightclub, as well as some existing hotel
facilities and back of house spaces.

▪

Retention of the existing local heritage listed Coogee Bay Hotel and beer garden. Undertaking of internal
refurbishment works to expand hotel accommodation, including 10 new hotel rooms to create 29 hotel
rooms in total and reconfigure internal hotel areas (bottle shop / gaming room). External works to
demolish the uppermost section of the roof ridge line of the north-south portion of the hotel building to
enable residential views to the water.

▪

Excavation to support three levels of basement accessed off both Arden and Vicar Streets, including a
total of 227 parking spaces (94 residential spaces, 133 commercial/retail spaces, and disabled parking
bays), motorcycle parking, car wash bay, end of trip facilities, loading and servicing provisions, waste
storage and collection areas, lift access and provisions for plant and services equipment.

▪

Installation of an access driveway off both Arden Street and Vicar Street to the basement car park.

▪

Removal of some existing vegetation in the south-east corner of the site and removal of one street tree
on Vicar Street.

▪

Provision of ground level commercial uses including:

▪

‒

A 1,789 sqm ground level supermarket towards Vicar Street (shop top housing above), and

‒

Eight new retail food and beverage tenancies (cafes/restaurants) fronting a ground floor eat street
precinct and Coogee Bay Road, and

‒

A bottle shop fronting Coogee Bay Road.

Provision of a new maximum six-storey residential shop top housing building above the supermarket
tenancy and retail tenancies at ground level along Vicar Street and Coogee Bay Road, comprising:
‒

A total of 60 apartments including a mix of seven 1-bed, 28 2-bed, 18 3-bed and seven 4-bed /
penthouses.

‒

Private open space including swimming pool at Level 1.

▪

Site landscaping works including the creation of a new through-site link (public laneway) which runs from
Coogee Bay Road to Arden Street, wrapping around the southern side of the hotel building to the north
of the basement driveway access, and

▪

Subdivision of the site into two lots – one for the hotel / pub and one for the retail and residential
accommodation. Stratum/Strata subdivision will be sought separately.
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Figure 1 Ground floor plan

Source: Fender Katsalidis

Figure 2 3D visualisation of the proposal on the intersection of Coogee Bay Road and Vicar Street

Source: Fender Katsalidis
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1.2.

PURPOSE AND SCOPE OF THIS REPORT

This SIA is a specialist technical study that will form part of the Statement of Environment Effects (SEE). The
purpose of this report is to identify and analyse the potential positive and negative social impacts associated
with a development proposal. It involves a detailed and independent study to outline social impacts, identify
mitigation measures, and provide recommendations in accordance with professional standards and statutory
obligations.
In line with the draft DPIE SIA Guidelines for State Significant Projects (2020) social impacts are those that
involve changes to people’s:

1.3.

Way of life

Community

Accessibility

Decision
making
systems

PEOPLE

Culture

Livelihoods

Surroundings

Health &
Wellbeing

STRUCTURE OF THIS REPORT

This report has seven chapters as summarised below:
▪

Chapter 1 (this chapter) introduces the proposal, purpose and scope of this report

▪

Chapter 2 provides an outline of the legislation requirements and the methodology that has been
followed to complete the assessment

▪

Chapter 3 provides key findings from a review of local and state policies that set the strategic context of
the site

▪

Chapter 4 provides key findings from a review of key academic literature relating to the impacts of
gaming machines and potential harm mitigation strategies.

▪

Chapter 5 provides a social baseline of the study area including the site’s locality, social context and
demographic characteristics

▪

Chapter 6 sets out a preliminary assessment of expected and perceived social impacts of the proposal

▪

Chapter 7 sets out the social impact assessment of moderate to very high impacts, including mitigation
and management measures

▪

Chapter 8 concludes the report by setting out a summary of the social impacts, recommendations and
an overall impact assessment

▪

Chapter 9 provides a list of data sources, information and technical studies used to inform the SIA.

URBIS
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2.

METHODOLOGY

The methodology used to assess potential social impacts is discussed in this section, with reference to the
legislative requirements.

2.1.

LEGISLATION AND GUIDELINES

Section 4.15 of the Environmental and Planning Assessment Act 1979 (EP&A Act) requires the likely
impacts of a development in a locality, including social impacts, to be considered and addressed as part of
the planning process.
A SIA should also consider any locally produced guidelines or polices. This SIA has been prepared to fulfil
the requirements within Randwick City Council’s Social Impact Assessment Guidelines for Assessing
Development Applications (2006). This SIA has also been informed by best practice guidelines outlined by
the International Association for Impact Assessment (IAIA) and the Department of Planning, Industry and
Environment (DPIE).

2.2.

ASSESSMENT METHODOLOGY OVERVIEW

The following methodology was undertaken to inform the preparation of this SIA.
Background review

Impact scoping

Assessment and reporting

▪

Review of surrounding land
uses and site visit

▪

Review of site plans and
technical assessments

▪

▪

Review of relevant state and
local policies to understand
potential implications of the
proposal

▪

Stakeholder mapping

Assessment of significant
impacts considering
management measures

▪

Preliminary assessment.

▪

Provision of
recommendations to
enhance positive impacts,
reduce negative impacts and
monitor ongoing impacts.

▪

Analysis of relevant data to
understand the existing
community.

2.3.

APPROACH TO ASSESSING SOCIAL IMPACTS

The assessment of social impacts can be approached in several ways. The IAIA highlights a risk assessment
methodology, whereby the significance of potential impacts is assessed by comparing the consequence of
an impact against the likelihood of the impact occurring. This approach is also used in the draft DPIE SIA
Guidelines for State Significant Projects (2020).
The DPIE risk assessment methodology is outlined below and has been used in this SIA.

Likelihood level

Magnitude level

4

1

2

3

4

5

Minimal

Minor

Moderate

Major

Transformative

A

Almost certain

Medium

Medium

High

Very high

Very high

B

Likely

Low

Medium

High

High

Very high

C

Possible

Low

Medium

Medium

High

High
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Magnitude level
D

Unlikely

Low

Low

Medium

Medium

High

E

Very unlikely

Low

Low

Low

Medium

Medium

Magnitude level
According to the IAIA and DPIE SIA Guidelines, the magnitude level of impact considers:
▪

who is expected to be impacted, including the volume of people affected and their relative location to the
proposal

▪

when the potential impact will occur and the frequency of potential impacts

▪

the scale or degree of change from the existing condition as a result of the impact

▪

the extent to which people or an environment can adapt to or mitigate the impact

▪

the level of concern or interest among the people affected.

Management measures
Social impacts are assessed before and after the implementation of management measures. Management
measures are designed to reduce negative impacts and enhance positive impacts. These measures can
take different forms and may be incorporated in the planning, construction, or operational stage of the
proposal.
Section 6 of this report assess potential impacts prior to management measures as part of the impact
scoping phase. Impacts which are assessed as moderate or higher are considered significant and included
for further assessment in Section 7. The significant impacts are assessed with any planned mitigation
measures to determine the residual impact level.

URBIS
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3.

POLICY CONTEXT

A review of relevant state and local policies was undertaken to understand the strategic context of the
proposed development and any potential impacts. This includes:
▪

Greater Sydney Commission, Eastern City Plan (2018)

▪

Randwick City Council, Vision 2040: Local Strategic Planning Statement (2020)

▪

Randwick City Council, Vision 2040: Housing Strategy (2020)

▪

Randwick City Council, Draft Night-Time Economy Study (2019)

▪

Randwick City Council, Community Consultation Report (2019).

A summary of the key findings from the policy review, as it relates to the proposal, are outlined below. The
complete policy review is contained in Appendix A.
Table 1 Policy review impact scoping
Demand for an integrated housing supply in connected locations
As the population grows, new housing supply must be integrated with local services and public transport
infrastructure to create more liveable and walkable cities. Town centres provide a key opportunity to
locate housing and everyday services in highly connected areas.
Coogee is identified as a local centre in the Eastern City District Plan. Its connection to existing services,
bus connections and recreational spaces provides an opportunity to increase housing density in an
accessible, walkable and high amenity area. Increasing housing in appropriate locations will also help
Council meet the expected demand for 14,600 additional houses by 2036, with a greater need expected
for housing with a smaller number of bedrooms.
Protecting and integrating local character
Coogee is identified as a ‘special place’ within Randwick LGA. The suburb is valued for its scenic views,
walkable streets and coastal environment. Consultation undertaken for the Local Strategic Planning
Statement (LSPS) indicates the community want to see these values protected and enhanced. The
community’s key priorities for the future character of Coogee is a suburb which is clean, peaceful, safe,
relaxed and liveable. Protecting the LGA’s unique built cultural heritage was also highly valued.
As the LGA grows, new developments will need to respond to an area’s existing and desired character to
ensure place values are maintained and enhanced for all to enjoy. In Coogee, as housing density
intensifies around waterways, managing the area’s beaches will become even more important.
Developing and diversifying Coogee’s night-time economy
Coogee has a thriving and established night-time economy (NTE) which attracts a variety of local and
regional visitors to the centre. The NTE is generally built around food and drink outlets, with the Coogee
Bay Hotel and Coogee Pavilion as key late-night venues.
Council’s Night-Time Economy Study aims to continue to grow and strengthen this local night-time
economy. Currently, Coogee faces some barriers in growing the NTE. This includes the presence of
large-scale licensed venues which can be seen as unwelcoming to families (particularly in the evening)
and issues in managing the interface between NTE uses and residential areas. To help address these
issues, Council aims to diversify Coogee’s NTE beyond food and drink, extend alfresco dining
opportunities and locate venues close to public transport.
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4.

LITERATURE REVIEW

A review of relevant academic literature relating to the impacts of gaming machines and potential harm
mitigation strategies was undertaken. A summary of the key findings is provided below.
Influence of venue characteristics on gambling harm
The impacts of EGM density to the communities are well documented, with Australian studies indicating
the rate of problem gamblers increases by 0.8 for each new EGM (Storer et al. 2009). Aside from density,
there are several other venue characteristics which influence rates of gambling harm. Problem gamblers
are more likely to attend venues within easy physical access (e.g. close to shops or CBD areas), which
have extended operating hours or contain various machines with different bonus features or linked
jackpots. Due to this, larger venues may be riskier to the community. Larger venues also generally contain
additional advertising and ancillary features (e.g. courtesy buses) which can be more attractive to problem
gamblers.
Venue spaces which normalise anonymous and solitary gambling are also more likely to encourage
problem gambling. Pub and club venues typically do this by clustering EGMs in an ‘annex’ area, adjacent
to a main hall or activity area (Adams & Wiles 2017). Machines are tightly packed in rows with minimal
space or furniture for alternative activities, preventing machine users from socialising or being interrupted
by others. Lighting is subdued to increase attention on the machines. Entry/exits points also avoid main
activity areas to minimise scrutiny from others and enhance anonymity among machine users. Venues
where EGMs are more visual and social (e.g. dispersed in main activity areas) are less likely to encourage
problem gambling behaviour.
Various success of harm minimisation measures in gambling venues
Research indicates that 15% of people who use EGMs once or more per week in Australia have a
moderate gambling problem (Livingstone et al. 2014). Problem gamblers are more likely to experience
negative life events, psychological distress, and financial hardship. These experiences are also likely to
negatively impact on others, particularly partners and children.
Various minimisation measures have been implemented in gambling venues to help reduce rates of
problem gambling. Generally, the most effective measures involve a modification to an EGM or its
environment, such as reducing maximum bet limits or implementing technical pre-commitment measures
(e.g. setting time/money limits, accessing activity statements). Other minimisation measures include:
▪

Displaying electronic message on the EGMs which outline advice around setting time/money limits,
the actual odds of winning and the desirability of taking a break from time to time.

▪

Implementing self-exclusion programs which allow individuals to be excluded from gambling areas.
Research indicates Australia has high rates of self-exclusion breaches as the programs rely on selfenforcement by gamblers and manual recognition by venue staff. More effective measures include
technological based limits to access (e.g. photo recognition) and mandatory ID checks to enter
gaming areas.

▪

Removing ATMs and restricting cash access to machine users.

▪

Providing a range of non-gambling activities within the venue. These activities can potentially
contribute to a safer environment by providing diversionary activities apart from gambling.

▪

While modifications to EGMs are seen as more effective in reducing harm compared to in-venue
practices, the literature shows there is value in implementing a range of management measures
concurrently to help reduce gambling harm.

URBIS
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5.

SOCIAL BASELINE

This section provides a social baseline of the study area including the site’s locality, social context,
demographic characteristics, engagement outcomes and area of social influence.

5.1.

SOCIAL LOCALITY

The site is located within the Coogee Town Centre, approximately 4km south east of Bondi Junction and
7km south east of the Sydney CBD. Coogee is identified as a local centre in Randwick LGA. A range of food
venues, cafés and local services are concentrated along Coogee Bay Road, which boarders the site and
operates as the suburb’s main street. A network of local bus stops around the site provides connectivity to
other major centres, including the employment and transport nodes of Randwick, Bondi Junction and Sydney
CBD.
Coogee is a growing visitor destination in Randwick LGA. The suburb’s beaches and the Bondi to Coogee
coastal walk are popular attractions for locals and visitors. The site itself is also a popular visitor destination.
Along with direct views to Coogee Beach, the site is currently occupied by Coogee Bay Hotel, a local
heritage listed hotel which consists of bars, bistro areas, gaming facilities, two takeaway bottle shops and the
former Selina’s night club. The site, along with the nearby Coogee Pavilion, have been significant
contributors to the establishment of Coogee’s night-time economy.
Coogee predominately consists of medium density housing and residential flat buildings, particularly along
the coastline. Within the town centre, three to four storey shop top housing is located along Coogee Bay
Road. Housing of similar heights surrounds the site on Arden Street and Vicar Street.
Key social infrastructure in Coogee includes large areas of public open space (Coogee Beach, Coogee Oval,
Cunningham Reserve, and Goldstein Reserve), two places of worship (Coogee Synagogue and St Nicolas’
Anglican Church) and St Brigid’s Primary School.
The site is bounded to the north and east by an alcohol prohibited zone (APZ). The APZ incorporates all of
Coogee Beach, neighbouring reserves and parks, Arden Street and Coogee Bay Road. Within the APZ
Randwick City Council restricts the consumption of alcohol with the intention of preventing anti-social
behaviour and improving public safety.
Figure 3 Social context

Source: Urbis
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Figure 4 Site photos

Picture 1 View from Arden Street to Coogee Bay
Hotel main entry

Picture 2 View from Coogee Bay Road to Coogee
Bay Hotel

Picture 3 View from Coogee Bay Road to existing
retail situated on site

Picture 4 View from Arden Street to drive through
bottle shop entry

Picture 5 View from site at Arden Street to Coogee
Beach

Picture 6 View from Vicar Road to site

Source: Urbis
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5.2.

COMMUNITY PROFILE

A social baseline identifies the demographic and social characteristics of the existing community. It is an
important tool in understanding how a community currently lives and that community’s potential capacity to
adapt to changes arising from a proposal.
A community profile has been developed for Coogee based on demographic data from the Australian Bureau
of Statistics (ABS Census 2016) and DPIE. The demographic characteristics of Randwick and Greater
Sydney have been used for comparison purposes.

High proportion of young
adults

Family households are
dominant

Those aged 25 – 39 years
represent 38% of the population in
Coogee.

Over half the population live in
family households (58%), with
27% living in lone person
households.

Cultural and linguistic
diversity

High density area

People born overseas account for
45% of the population with 28% of
the suburb speaking a language
other than English at home.

Close to 80% of all dwellings in
Coogee are flats or apartments
compared to only 56% in
Randwick LGA and 28% in
Greater Sydney.

High employment levels

Highly advantaged area

A high proportion of people living
in Coogee are employed (96.7%).
Working in retail, accommodation
and food services is less common
in Coogee (11.5%) in comparison
to Randwick LGA (14.1%) and
Greater Sydney (14.8%).

Coogee is in the top 10% of NSW
suburbs for socio economic
advantage and has a higher
median weekly family income
($2,984) compared to the LGA
($2,421).

Regular public transport
use

Steady population growth

Coogee has higher rates of people
travelling to work by public
transport (34%) compared to the
LGA (28%) and Greater Sydney
(23%).

10
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By 2041 there will be an additional
30,500 people living in the
Randwick LGA, representing a
20% growth.

URBIS
SIA_REPORT_COOGEE BAY HOTEL REDEVELOPMENT_FINAL

5.3.

CRIME AND SAFETY

Crime data from the Bureau of Crime Statistics and Research (BOCSAR) was analysed to identify the crime
profile in Coogee. For comparison purposes, data for Randwick LGA and the NSW average has been used
to help assess risk compared to LGA and state-wide averages. The data below was accessed on 16 June
2021 and is accurate to that date. findings of relevance to this assessment include:
▪

The site is in a hotspot for domestic assault, non-domestic assault, break and enter dwelling, break and
enter non dwelling, malicious damage to property, motor vehicle theft, steal from dwelling, steal from
motor vehicle and steal from person.

▪

Coogee and Randwick LGA generally have lower rates of crime compared to NSW averages. However,
yearly crime rates (April 2020 to March 2021) indicate the suburb does experience substantially higher
rates of liquor offences (553.9 in Coogee; 82.9 in NSW).

▪

While the site is in an area of high crime concentration, two-year crime trends from December 2018 –
December 2020, indicate that crime is generally not increasing in the suburb. The COVID-19 pandemic
and associated restrictions on travel, public gatherings and business operations may have contributed
toward the stable crime levels over the two-year period.

▪

Coogee has higher rates of alcohol-related domestic assault (129.6 per 100,000 people) compared to
Randwick LGA (75.8) and NSW (89.9). Alcohol-related offensive conduct was also higher (64.8 per
100,000 people) compared to Randwick LGA (19.3) and NSW (22.6).

5.4.

LIQOUR AND GAMING CONTEXT

The following sections provides an overview of the existing distribution of gaming machines and liquor in
Coogee and the surrounding Randwick LGA. This sections also provides information on gambling risk in the
area.

5.4.1. Gaming
The proposal seeks to maintain the existing 30 gaming machines on site. Gaming machine data has been
sourced from Liquor and Gaming NSW and is accurate as of 21 June 2021.
The NSW Independent Liquor and Gaming Authority (ILGA) assess local statistical areas (SA2) based on
the expected level of gaming risk. Coogee – Clovelly has been assessed as ‘Band 1 – low risk’ due to
existing gaming machine density, the monetary contribution to the area from gaming machines and socioeconomic disadvantage.
There are currently seven venues with gaming machines in the Coogee – Clovelly SA2, including Coogee
Bay Hotel. These are listed in Table 2.
Table 2 Gaming machines in Coogee – Clovelly SA2
Venue name

Location

Coogee Diggers

2 Byron Street, Coogee

64

Coogee Bay Hotel

253 Coogee Bay Road, Coogee

30

Clovelly Hotel

381 Clovelly Road, Clovelly

15

Coogee Pavilion

169 Dolphin Street, Coogee

15

Clovelly Bowling & Recreation Club

1 Ocean Street, Clovelly

10

South Coogee Bowling Club

5 Henning Avenue, South Coogee

11

Coogee Beach Club

51 Dolphin Street, Coogee

9

Total

Gaming machines

144

Source: Liquor & Gaming NSW
URBIS
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ILGA also provides information on the net profit at hotels and clubs at an LGA level. Net profit is the closest
indicator of how much communities have lost using gaming machines. The net profit for Randwick LGA from
June 2020 to December 2020 was $53,795,523. The net profit from EGMs in hotels across the LGA was
$25,368,331, with the remainder being attributed to clubs.

5.4.2. Liquor
Liquor licence data has been sourced from Liquor and Gaming NSW and is accurate as of 10 June 2021.
There are 41 authorised liquor licences within Coogee, two of which are situated on site. This includes a
hotel licence for Coogee Bay Hotel (which includes the bottle shop on Coogee Bay Road) and an onpremises licence for Zambero Coogee.
The proposal will retain the existing hotel licence at Coogee Bay Hotel. It is expected that some of the
restaurant tenancies will apply for a liquor licence from Liquor and Gaming NSW at a later stage.

5.5.

CONSULTATION

As outlined in Section 3.2 of the SEE, pre-lodgement discussions were undertaken with Council to discuss
the proposal. The feedback received has informed the assessment contained in Section 6 and 7 of this
report.
Community and stakeholder engagement is an important part of the preparation of a SIA. As discussed in
DPIE’s draft SIA Guidelines, meaningful, respectful and effective engagement helps understand community
perspectives, inform management and enhancement measures, assess social impact and manage project
risk.
Given the short timeframe for its preparation, community and stakeholder engagement was not undertaken
as part of the preparation of this SIA. It is strongly recommended that engagement be undertaken during the
exhibition of the proposal, and the SIA and, if relevant, project design be refined in response to engagement
outcomes.

5.6.

AREAS OF SOCIAL INFLUENCE

Based on the social locality and demographic data, the areas of social influence include the immediate
context and the Randwick LGA. Within the areas of social influence, the following individuals and
communities are likely to be impacted by the proposal.
▪

Coogee residents specifically on Vicar Street and Coogee Bay Road with potential views to the proposal

▪

Businesses on Coogee Bay Road, Vicar Street and Arden Street

▪

Existing site tenants

▪

Randwick LGA residents.

5.7.

IMPLICATIONS FOR THIS SIA

▪

The site is situated at Coogee’s ‘main ‘street’, close to existing local services, a diverse food and retail
offering and a variety of public open spaces. Future residents will likely be accessing these services and
open spaces.

▪

Housing in Coogee is characterised as higher density, predominantly consisting of apartment blocks of
three storeys or more. It will be important that the proposal responds to the existing and future housing
context.

▪

By 2036, the population of Randwick LGA is expected to increase by 20%, with an increase in single
person households and a decrease in the proportion of couples with children. The detailed design of the
proposal will need to consider the needs of the future population.

▪

The proportion of people working in retail, accommodation and food services in Coogee is lower in
comparison to Randwick LGA and Greater Sydney. The provision of restaurant tenancies and a
supermarket will create additional opportunities for employment in this industry for local residents.

12
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▪

Coogee has substantially higher rates of liquor offences compared to the NSW average. This is due to
the large concentration of late night venues and high visitor attraction within the suburb. The proposal
should consider design and site management responses to reduce the potential for crimes to occur on
site and in the surrounding area.

▪

Coogee has a Band 1 risk rating (low risk) for gaming machines. As the proposal is not seeking to
increase the number of gaming machines provided, it is unlikely that the risk rating will be impacted.
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6.

EXPECTED AND PERCEIVED IMPACTS

A proposal may cause a range of direct and indirect social impacts which can have a positive, negative or
neutral impact on the existing environment and community. A SIA should assess the expected and perceived
impacts which are considered to have the most significant impacts on the community and identified
stakeholder groups.
The following section outlines the impact scoping considerations which were used to inform the
determination of significant social impacts.
Social impacts have been informed by the contextual information presented in Sections 1 – 5 of this report.
The social impacts were assessed against the SIA criteria contained in Section 2, and information provided
in relevant technical studies.

6.1.

NEUTRAL TO LOW IMPACTS

3 outlines the social impacts which were considered neutral to low and are not included for further
assessment.
Table 3 Impact scoping neutral to low impacts: not included for further assessment
Potential impacts

Social impact
category

Assessment

Change in
accessibility

▪

Way of life

▪

Accessibility

▪

Surroundings

Existing pedestrian access to the site is provided at a number
of points along Vicar Street, Coogee Bay Road and Arden
Street. Pedestrian access through the site is currently
fragmented by the centrally located carparking area, loading
facilities, and drive through bottle shop accessed from
driveways off Vicar Street and Arden Street. The site is also
serviced by a number of bus stops and routes, as well as taxi
zones located on Coogee Bay Road and Arden Street.
The proposal will increase the amount of pedestrian and
vehicle movements to, from and through the site. To support
this increase, the design of the new building allows for
increased pedestrian permeability through the site. The
subterranean nature of the proposed parking and loading
facilities will free up the ground level for expanded pedestrian
uses, including a new pedestrian link between Coogee Bay
Road and Arden Street through the proposed Eat Street. A
variety of landscaping treatments to Arden Street and the new
Eat Street laneway will improve pedestrian experience and
amenity.
The Traffic Report prepared by Colston Budd Rogers & Kafes
determined the surrounding road network and pedestrian
infrastructure will cater for the additional traffic to and from the
site. The proposed three basement levels will provide 215 new
parking spaces (83 residential, 132 non-residential) and loading
facilities.
The proposal includes total of 49 bicycle parking spaces (36
residential, 13 non-residential). Providing improved pedestrian
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Potential impacts

Social impact
category

Assessment

and bicycle infrastructure will allow for greater choice of
transport, reducing dependence on cars for travel purposes.
The existing surrounding infrastructure and proposed changes
to the site’s access arrangements will mean the proposal is
capable of accommodating the likely increase in pedestrian and
vehicle movements. The proposal is therefore likely to have a
neutral to low positive impact on transport and accessibility.
Noise and vibration
during construction

▪

Way of life

▪

Health and
wellbeing

An Acoustic Impact Assessment (AIA) prepared by Renzo
Tonin and Associates considers construction noise and
vibration impacts associated with the construction of the
proposal.
The proposal will be delivered in two stages. The first relates to
the demolition and enabling works for construction of the new
mixed use building fronting Vicar Street and Coogee Bay Road
and the second is for alterations and additions to Coogee Bay
hotel and the hotel rooms. The staged construction will assist
with mitigating the potential noise impacts identified above, and
also reduce disruption to existing pedestrian and vehicular
activity in Coogee.
It is expected that a Construction Noise and Vibration
Management Plan will be prepared prior to commencement of
works. Additionally, a detailed assessment of construction
noise impacts on surrounding receivers will be undertaken prior
to issue of the relevant construction certificate.
Based on the assumption that a Construction Noise and
Vibration Management Plan will be prepared, construction
impacts are likely to have a minor negative to neutral impact
and has not been included for further assessment.

Noise during
operation

▪

Way of life

▪

Surroundings

The proposal includes residential and hotel uses and an Eat
Street (which includes a pedestrian laneway and restaurant
tenancies). The Eat Street is expected to operate between the
following hours:
▪

6am – 10pm Monday to Sunday

▪

8am – 6pm Sunday and Public Holidays.

The AIA prepared by Renzo Tonin and Associates found that
the Eat Street has the potential to result in noise from patrons,
music, mechanical plant and equipment. It is recommended
that laminated glazing with full acoustic seals be installed to
mitigate noise emissions from the Eat Street to surrounding
receivers and residential and hotel receivers on site.

URBIS
SIA_REPORT_COOGEE BAY HOTEL REDEVELOPMENT_FINAL

EXPECTED AND PERCEIVED IMPACTS

15

Potential impacts

Social impact
category

Assessment

Potential noise emissions to surrounding receivers from the
outdoor dining areas within the Eat Street were modelled and
are expected to comply with the relevant Liquor and Gaming
NSW criteria. The AIA indicates that each restaurant tenant will
have the responsibility of assessing potential noise emissions
and complying with the relevant criteria as part of future fitout
DAs.
The proposal provides two vehicular driveways located on
Arden Street and Vicar Street. The loading dock and car park
on Arden Street are expected to operate between 6am and
12am to service the Coles supermarket and between 6am and
10pm for all other non residential uses. The Vicar Street
driveway will only service the residential portion of the proposal.
To mitigate any potential noise impacts on surrounding
receivers, a 2.2m high acoustic screen is proposed at the
southern boundary.
The proposal also includes changes to Coogee Bay Hotel. The
AIA found that these proposed works will not result in a
noticeable noise increase to surrounding receivers.
Based on these findings, noise generated by the proposal is
likely to have a low impact and has not been included for
further assessment.
Integration with
locally listed
heritage item

▪

Community

▪

Culture

The site is partially a local heritage listed item under the
Randwick LEP 2012. It is also situated in proximity to other
heritage items including the James Robertson Fountain.
A Heritage Impact Assessment (HIS) prepared by Weir Phillips
Heritage and Planning found that the proposal will have an
acceptable impact on the historic and aesthetic significance of
the heritage item. The HIS identifies that the proposal will retain
Coogee Bay Hotel and remove some of the older buildings on
site, including the two storey Inter-War buildings on Coogee
Bay Road. These buildings have been found to have less of a
significance than the buildings fronting Arden Street and
Coogee Beach.
The HIS noted that Coogee Bay Hotel has been continually and
substantially modified since 1855 to accommodate the
increasing popularity of Coogee. More recent alterations and
additions include Selina’s Night Club and the Coogee Barrel
bottle shop. The proposal involves the removal of these
buildings which will enable the older historic buildings to be
more easily viewed, read, and understood.
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Potential impacts

Social impact
category

Assessment

Additionally, the HIS notes that the construction of the Eat
Street and residential building behind the retained heritage
buildings provides an opportunity to carefully connect to the
heritage items where necessary.
Overall, the HIS found that the proposal will have no physical
impact on the retained heritage significant item on site and is
therefore considered to be acceptable.
Increased access
to local retail
services

▪

Way of life

▪

Health and
wellbeing

▪

Surroundings

▪

Accessibility

The proposal includes a 1,717 sqm ground level Coles
supermarket located at Vicar Street. The full line supermarket
will be accessible from Eat Street and via escalators that
connect to the basement car park. It is expected Coles will
operate between 6am – 10 pm, seven days per week. The
specific operations and layout are subject to a separate DA.
Currently, the closest supermarkets to the site are Maloneys
Grocer (approximately 150m from the site) and Woolworths
Metro (250m from the site). Both supermarkets provide a
smaller grocery offering compared to a full line supermarket.
The closest full line supermarkets (Coles and Harris Farm
Supermarkets) are situated at Randwick Junction,
approximately 1.6km from the site.
The location of a Coles supermarket on Coogee’s ‘main street’
will provide existing and future residents with increased access
to local retail services. Its central location will assist with
increasing walkability in Coogee and has the potential to
reduce travel to neighbouring areas (Randwick Junction) to
access such services. The provision of a full line supermarket
will also provide residents with greater access to fresh food
options and a more diverse food offering within Coogee.
As identified in Section 3, the community’s desired character for
Coogee is a suburb that is liveable. The inclusion of a
supermarket will therefore contribute to enhancing the liveability
of Coogee and is likely to have a medium positive impact on
the community.

Increased
employment and
economic
opportunities

▪

Way of life

▪

Livelihoods

As a local centre, Coogee aims to support jobs and
employment opportunities close to where people live. Council is
focused on delivering housing in and around centres, close to
jobs and key services.
According to 2016 ABS census data, Coogee had a low
unemployment rate of 3.3% compared to Randwick LGA (5.6%)
and Greater Sydney (6.0%). The retail, accommodation and
food services industry provided employment to 11.5% of the
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Potential impacts

Social impact
category

Assessment

Coogee population, which is slightly lower compared to
Randwick LGA (14.1%) and Greater Sydney (14.8%).
It is likely that unemployment has been affected by the Covid19 pandemic. As of April 2021, in the area defined in profile id.
as ‘Coogee – Clovelly’, 3.1% of the population aged 15 – 64
were receiving Job Seeker and Youth Allowance. Contrastingly,
as of August 2020, a challenging economic period of the
pandemic, 4.9% of the working age population were receiving
Job Seeker and Youth Allowance.
It is expected the proposal will create new retail jobs and
generate retail spending within Coogee. An increase in retail
jobs will assist with growing the existing retail, accommodation
and food sector and creating jobs in accessible locations, which
is a key function of a local centre. It is therefore likely the
proposal will have a medium positive impact on the community.
In addition to job creation, the proposal is also expected to
deliver broad economic benefits to Coogee. The Coogee Bay
Hotel will continue to attract a range of local and regional
visitors, helping to increase local foot traffic in the centre.
To identify the specific economic opportunities associated with
the proposal and its impact on surrounding businesses, the
preparation of an Economic Impact Assessment should be
considered. It is assumed that the proposal will result in an
increase of local retail jobs and spending, which will have a
medium positive impact on the Coogee community.
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6.2.

MEDIUM TO HIGH IMPACTS

Table 3 outlines the social impacts which were considered medium to high and are included for further
assessment in Section 7 of this report.
Table 4 Impact scoping medium to high impacts: included for further assessment
Potential impacts

Social impact
category

Impacted
groups

Preliminary assessment

Diversifying the
night time economy

▪

Way of life

▪

▪

Community

Nearby
businesses

▪

Surroundings

▪

Coogee
residents

▪

Randwick
LGA
residents

As a key local centre, Coogee has a well
established night time economy, with a
variety of cafes, bars and restaurants and
late night venues. Council recognises there
is an opportunity to grow and strengthen
Coogee’s night time economy. The proposal
will increase the diversity and provision of
night time uses within Coogee, creating a
more welcoming environment for families.
This is likely to have a high positive impact
on the community.
This impact has been included for further
assessment in Section 7 of this report.

Creating a safe
environment

▪

Way of life

▪

Community

▪

Accessibility

▪

Surroundings

▪

Coogee
residents

▪

Randwick
LGA
residents

According to BOCSAR crime data, Coogee
currently experiences high levels of antisocial behaviour and alcohol related crime.
The proposal will assist with creating a safer
day and night time environment by removing
Selina’s night club and Coogee Bay Barrel
and providing increased seating within the
hotel. The proposal is likely to have a high
positive impact on community and visitor
safety.
This impact has been included for further
assessment in Section 7 of this report.

Inclusion of gaming
activities

▪

Community

▪

Livelihoods

▪

Coogee
residents

▪

Randwick
LGA
residents

The proposal is not seeking to increase the
number of gaming machines within Coogee
Bay Hotel. It will therefore not impact the
density of gaming machines within the
broader Coogee area and is likely to have a
neutral impact on the community. However,
considerable research has shown that
access to gaming machines can lead in
some cases to problem gambling and
associated financial and emotional strain on
individuals and facilities.
This impact has been included for further
assessment in Section 7 of this report.
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Potential impacts

Social impact
category

Impacted
groups

Preliminary assessment

Change in visual
character

▪

Community

▪

▪

Surroundings

Coogee
residents

▪

Randwick
LGA
residents

The proposal represents a change to the
existing height on site, with the height also
greater than other sites within Coogee. It is
expected surrounding residents will
experience a negative impact due to view
loss. Two residential dwellings will also
experience a permanent negative impact due
to view loss. It is therefore likely the proposal
will have a high negative impact on Coogee’s
visual character.
This impact has been included for further
assessment in Section 7 of this report.

Increased housing
supply

▪

Way of life

▪

Community

▪

Surroundings

▪

Coogee
residents

▪

Randwick
LGA
residents

The proposal will provide 60 residential
apartments to help meet the housing
demands of the growing population. This is
likely to have a medium positive impact on
the existing and future community.
This impact has been included for further
assessment in Section 7 of this report.
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7.

ASSESSMENT OF SIGNIFICANT IMPACTS

The following section provides a detailed assessment of the significant social impacts to the proposal, as
identified in Table 4. The significant impacts are assessed with any planned mitigation measures to
determine the residual impact level. The assessment process used to determine each impact level is
described in Section 2.

7.1.

DIVERSIFYING THE NIGHT TIME ECONOMY

Description of impact
Creating a more diverse night time economy in Coogee, including a more welcoming environment for
families
Current environment
As a key local centre, Coogee has a well established night time economy. Currently, a variety of cafes,
bars and restaurants and key late night venues including the Coogee Bay Hotel and Coogee Pavilion are
located in the centre. Night time activity is primarily situated along Coogee Bay Road and Arden Street, in
proximity to Coogee Beach, attracting a high proportion of visitors to Coogee.
As identified in Section 3, Council recognises there is an opportunity to grow and strengthen Coogee’s
night time economy. Key opportunities identified include diversifying the night time economy beyond the
existing food and drink offering and expanding alfresco dining.
In response to this and to assist local businesses during the Covid-19 pandemic, Council ran a temporary
six month activation program, known as Coogee Bay Road Shared Village project. Operating from
November 2020 – May 2021, it involved widening footpaths and providing cafes and restaurants with
more space for outdoor dining. Consultation was undertaken with the community, and a survey found that
86% of respondents believe the activation should be permanent, with majority of respondents stating it
was effective at creating more space for outdoor dining and people, and also increasing the vibrancy of
Coogee Bay Road (Randwick City Council, 2021).
Council also identifies challenges associated with growing Coogee’s night time economy. This includes
the presence of large-scale licensed venues which are seen as unwelcoming to families (particularly in the
evening) and issues in managing the interface between night time economy uses and residential areas.
Impact of the proposal
The proposal will provide eight restaurants situated within the Eat Street and at the northern portion of the
Coogee Bay Road frontage. Seating will be provided outside the Eat Street restaurants, which are publicly
accessible from Coogee Bay Road and Arden Street. The inclusion of new restaurants aligns with
Council’s aspirations to extend alfresco dining and diversify the food and drink offering in Coogee.
The proposal also involves expanding the existing food and drink offering within Coogee Bay Hotel. The
existing Selina’s night club will be replaced with Arden Brasserie. The outdoor beer garden will also be
extended further west to provide additional seating for patrons. The revitalisation of Coogee Bay Hotel
aims to create a more inviting, family friendly venue which addresses one of the challenges with growing
the night time economy in Coogee.
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Management measures

SIA recommendations

▪

Increasing activity on site aligns with the
strategic objectives to grow Coogee’s night time
economy.

▪

▪

Provision of restaurants without fixed tenants
assists with facilitating a diverse food and
beverage offering in Coogee.

Undertake consultation with Council during the
detailed design process to ensure the proposal
aligns with their aspirations for Coogee’s night
time economy.

▪

Consider scheduling events, potentially in
collaboration with Council, within the
amphitheatre area. This would be subject to
separate approval to ensure potential noise
impacts are mitigated.

▪

Consider undertaking an Economic Impact
Assessment to determine the economic viability
of the restaurant tenancies.

▪

Additional seating areas are provided within
Arden Brasserie and the beer garden to assist
with creating a more family friendly venue.

Residual impact (considering management measures)
Likelihood: Likely

Magnitude: Moderate

Based on the above assessment, the proposal is expected to have a high positive impact on the
community by increasing the diversity and provision of night time uses in Coogee, in line with strategic
aspirations for the centre. It is recommended that consultation be undertaken with Council to consider
opportunities to utilise the public domain for community uses.

7.2.

CREATING A SAFE ENVIRONMENT

Description of impact
Creating a safe day and night time environment for patrons and the Coogee community
Current environment
Coogee Bay Hotel is one of Coogee’s large scale licensed venues, situated in a highly active location on
Coogee Bay Road with a variety of retail uses and services surrounding the site. The venue attracts local
and regional visitors to Coogee, predominantly during the warmer months due to its proximity to Coogee
Beach.
As outlined in Section 5.3, BOCSAR crime data indicates the site is in a hotspot for most crime types.
Coogee currently experiences high rates of liquor offences, and alcohol related non-domestic assault and
offensive conduct. This is largely due to the presence of late night venues, including Coogee Bay Hotel,
and high visitor attraction.
Due to high levels of frequent anti-social behaviour occurring in Coogee, Coogee Beach and its
surrounding parks were declared alcohol free in February 2017. In addition to these areas, Coogee Bay
Road and Arden Street (where the site is located) are identified as an Alcohol Free Zone (AFZs), aiming
to further prevent anti-social behaviour and improve public safety.
Impact of the proposal
The revitalisation of Coogee Bay Hotel will contribute to creating a safe environment for the community
and visitors to Coogee. The proposal includes the removal of Selina’s night club, a live music and club
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venue that holds up to 2,000 patrons. Arden Brasserie, a sports bar and a portion of restaurants four and
five will replace Selina’s night club. The removal of Selina’s will provide increased seating for patrons and
create a safer and more welcoming venue for families to visit, aligning with Council’s vision for Coogee’s
night time economy.
The proposal also includes the removal of Coogee Bay Barrel, a drive through bottle shop located at the
western side of the site. This is likely to create a safer pedestrian environment and reduce potential
conflict between vehicles and patrons entering and exiting the Coogee Bay Hotel.
A CPTED Assessment prepared by Urbis found the proposal is an improvement to the existing site. The
proposed changes increase the effort required and the perceptions of risk in committing an offence,
reduce actual and perceived crime rewards, and eliminate or reduce conditions that offenders can use to
rationalise or excuse criminal behaviour. Recommendations to reduce opportunities for crime through
detailed design and management measures are outlined in the CPTED.
It is understood that Coogee Bay Hotel currently has a Plan of Management (POM). An updated POM has
been prepared by Urbis to assist with managing patron activity within Coogee Bay Hotel and general
operations of the venue. The POM details hours of trade, induction and training, security practices, facility
management, and responsible service of alcohol. A key recommendation identified in the CPTED is to
ensure compliance with this POM and explore opportunities to develop a POM for the proposed Eat Street
and supermarket. Given the diversity of activities proposed to take place on site, reducing conflicts
between the different uses, patrons and the surrounding community through these POMs will assist with
creating a safe environment.
Management measures

SIA recommendations

▪

Management of patron safety through
measures identified in the existing POM
including, CCTV, responsible service of alcohol
and staff and security responsibilities.

▪

▪

Any Eat Street restaurants applying for a liquor
licence will be subject to an additional
community impact statement and licencing
conditions set by Liquor and Gaming NSW.
Council, stakeholders and neighbouring
premises will have the opportunities to
comment on the proposed liquor uses as part of
this process.

As per the CPTED it is recommended a POM
be developed for the carpark, supermarket and
Eat Street areas of the site to further manage
the diversity of uses and establish ownership
and responsibility of publicly accessible spaces.

Residual impact (considering management measures)
Likelihood: Likely

Magnitude: Major

As outlined above, the proposal involves revitalising Coogee Bay Hotel through the removal of Selina’s
night club and Coogee Bay Barrel and increasing seating options for patrons. It is therefore expected that
the proposal will create a safer day and night time environment for patrons and the Coogee community.
The CPTED Assessment found that the proposal is an improvement to the existing site and is not likely to
create opportunities for crime or anti-social behaviour. A Plan of Management has also been prepared to
reduce potential conflicts between the diversity of uses on site, patron movement and the surrounding
community, which assists with creating a safe environment.
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As such, it is considered that the proposal will have a high positive impact on community and visitor
safety.

7.3.

INCLUSION OF GAMING ACTIVITIES

Description of impact
Change to layout and access of gaming area within Coogee Bay Hotel
Current environment
As identified in Section 5.4, ILGA has assessed Coogee – Clovelly as having a ‘Band 1 – low risk’ rating
for gaming machines. This is assessed based on how many gaming machines are in the area, how much
income is generated by gaming machines and other socio-economic factors.
In Coogee – Clovelly SA2, there are currently a total of 144 gaming machines. Of these, 30 gaming
machines are registered to Coogee Bay Hotel. The gaming machines are currently situated within the 140
sqm gaming lounge, west of the existing sports bar.
Impact of the proposal
The 30 existing gaming machines within Coogee Bay Hotel will be relocated to the existing sports bar
area. The relocation will result in a 65 sqm increase in gaming uses within Coogee Bay Hotel. The gaming
lounge will be accessible via an entry at Coogee Bay Road, which is also utilised by patrons to access the
Arden Bar and beer garden. In addition to gaming machines, the gaming lounge will provide an outdoor
area, an indoor bar and seating and W/C facilities.
To accommodate for the new gaming lounge, the existing sports bar (which includes TAB facilities) will
also be relocated west of the beer garden, where the Arden Bar foyer and lounge bar are currently
situated.
The relocation of the gaming machines is considered supportable from a social impact perspective as the
new location is better integrated with other non-gaming uses within Coogee Bay Hotel, increasing the
likelihood of gamblers taking food and drink breaks. Additionally, the new gaming lounge is not seeking to
increase the number of gaming machines provided, and in turn will not impact the gaming density of the
Coogee – Clovelly SA2 area.
The existing POM identifies measures to ensure the responsible conduct of gambling is maintained within
Coogee Bay Hotel. This includes the establishment of a self exclusion scheme and staff responsibilities
within the gaming room. It is assumed the existing measures will be transferred to the new POM, which
will be prepared by Urbis.
The continued prominence of gaming machines still presents some risks, as any access to gaming
machines can lead to addiction and considerable financial emotional stain on individuals and families. A
review of relevant literature relating to gaming and minimisation of harm for problem gamblers has been
summarised in Section 4 of this report.
Management measures

SIA recommendations

▪

Implementation of a POM with minimisation
strategies in place for gaming machine use.

▪

▪

Location of bar within gaming area on ground
floor level to allow for surveillance by staff.
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Update detailed design of the proposal to
specify layout of the gaming lounge. This
should include location of gaming machines,
entry and exit points and bar and seating area.
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▪

Inclusion of food within the premises, which
may encourage gamblers to take a break.

▪

Use one way window film or glass on the
ground floor windows fronting Coogee Bay
Road. This will also increase solar access into
the gaming room and visual interaction with the
street, which have been shown to help in harm
reduction for problem gamblers.

▪

Consider additional harm minimisation
measures including:
-

Displaying electronic measures on the
gaming machines outlining advice around
settling time/money limits, the actual odds
of winning and the desirability of taking a
break.

-

Implementing self-exclusion programs
allowing individuals to be excluded from
gambling areas.

-

Implementation of technological based
limits to access such as photo recognition
and mandatory ID checks.

-

Restricting access to cash withdrawals
through tills at the bars.

Residual impact (considering management measures)
Likelihood: Likely (pending final layout)

Magnitude: Minor

As discussed above, the proposal is not seeking to increase the number of gaming machines within
Coogee Bay Hotel. It will therefore not impact the density of gaming machines within the broader Coogee
area and is likely to have a neutral impact on the community. The assessment has not considered the
layout of the gaming lounge area as the Architectural Plans dated 22 June 2021 does not provide details
surrounding this. To mitigate the potential for the relocation of the gaming machines to impact the
community, it is recommended the plans are updated.
While the proposal is considered to have a neutral impact, considerable research has shown that access
to gaming machines can lead in some cases to problem gambling and associated financial and emotional
strain on individuals and families. The Plan of Management has some minimisation strategies around
gaming machine use including the establishment of a self-exclusion program. The implementation of
additional recommendations may reduce the risks associated with gaming machines in all locations.

7.4.

CHANGE IN VISUAL CHARACTER

Description of impact
Change to the visual character of Coogee
Current environment
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Coogee is identified as a local centre within Randwick LGA. The suburb is characterised by medium
density housing and residential flat buildings, a diverse food and retail offering and its unique coastal
location. As identified in Section 3, the community recognise Coogee as a ‘special place’, valuing the area
for its scenic views, built cultural heritage and liveability. The community want this retained in the future
character of Coogee.
The site itself is an iconic location, both as a large scale entertainment venue and for its built heritage.
Many community members therefore have a special attachment to the site. Coogee Bay Hotel is situated
along Coogee’s ‘main street’ which primarily consists of two to three storey buildings with ground floor
retail and shop top housing. The site is located adjacent to Coogee Beach, one of Sydney’s iconic eastern
suburbs beaches, which attracts local and regional visitors to the area, particularly during the warmer
months.
Impact of the proposal
The proposal will provide new residential apartments on site with a maximum height of 23.33 m. This
represents a new height in the centre, as building heights are currently limited to 12m.
New height limits in existing town centres are often a contested land use due to the change they represent
to the skyline and potential and/or perceived impacts on amenity and services. This tension can be
ameliorated by ensuring height is concentrated in appropriate locations, bulk appearances are reduced,
and community benefits are increased.
The proposal exceeds the maximum height limit for Coogee by 11.33 m. A View Sharing Report has been
prepared by Urbis to assess the potential visual affects the proposal will have on private views from
surrounding residential dwellings. The View Sharing Report identifies 16 residential dwellings as locations
from which views to or across the site could be available and potentially affected by view loss. Computer
generated images (CGIs) were created for all 16 locations and used to inform the design of the proposal.
Additional photomontages were also prepared for two locations.
Based on this, the View Sharing Report found:
▪

Ground, first and second floor dwellings at the west side of Vicar Street have no or limited existing
view access over or above the existing boutique hotel.

▪

Views from 16,17 and 23-25 Vicar Street will change due to the existing built form being replaced by
the new built form, however the view loss is likely to be negligible.

▪

View from 10 Vicar Street shows a short section of the view including a distant sea-sky via the existing
driveway would be blocked by the proposed built form. However, it does not block access to views
which would be considered scenic or highly valued.

▪

Minor view loss from 12 Vicar Street was assessed. While the existing partial view will be blocked, the
demolition of current built form will create a new view corridor to Coogee Beach beachfront. The view
loss is therefore considered reasonable and supportable.

▪

View loss from unit four at 119 Brook Street includes part of the Dolphin Point landform and
associated features that are considered as scenic and highly valued. The view loss is caused by parts
of the proposal which exceed the height control. The view loss is found to be unreasonable compared
to view loss caused by complying development.

Overall, the View Sharing Report found that all view loss caused is due to the upper parts of the proposed
built form exceeding the height for the area.
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The Heritage Impact Assessment prepared by Weird Phillips Heritage and Planning found that no
significant view corridors to or from nearby heritage items will be impacted on by the proposal.
Management measures

SIA recommendations

▪

Height of buildings concentrated along Coogee
Bay Road away from main heritage items and
beer garden.

▪

Undertake consultation with the community to
provide feedback on the proposal and input into
the final design.

▪

Incorporation of various landscaping treatments
on the residential apartments and surrounding
site area to help enhance visual amenity and
provide a better integration with the existing
character.

▪

Investigate the need for screening to reduce
potential sensitive view receivers and to add to
the site amenity.

▪

Consider the use of non-reflective and unobstructive colours on the building exteriors as
part of the design proceed. This can be used to
help reduce the visual impact on immediate
neighbours.

Residual impact (considering management measures)
Likelihood: Likely

Magnitude: Major

The proposal represents a change to the existing height on site, with the height also greater than other
sites within Coogee. Residents located immediately opposite on Vicar Street will experience a change to
their outlook, in addition to some dwellings being subjected to view loss.
Based on the above assessment, it is expected surrounding residents will experience a negative impact
on visual amenity. In particular, two residential dwellings will experience a permanent negative impact due
to view loss, as discussed in the View Sharing Report.
As consultation has not been undertaken on the proposal, there is a lack of information on community
perspectives on the proposal and its impact on the Coogee’s visual character.
From the information currently available, it is likely the proposal will have a high negative impact on the
area’s visual character.

7.5.

INCREASED HOUSING SUPPLY

Description of impact
Increase in supply of apartment housing in Coogee
Current environment
Randwick LGA is projected to experience considerable population growth, which is expected to generate
demand for 14,600 additional dwellings by 2036. Housing demand is expected to be greater for dwellings
with a low number of bedrooms due to an increase in single person households (Randwick City Council,
2020). As the population grows, there is a greater demand for concentrating housing in accessible
locations, particularly in local centres such as Coogee.
As indicated in Section 5.2 of this report, close to 80% of all dwellings in Coogee are currently flats or
apartments. Council’s Housing Strategy identifies that while density and housing types vary across the
LGA, higher density housing (apartment blocks of three storeys or more) are predominately concentrated
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in coastal areas. Coogee’s connection to existing local services, bus connections and recreational spaces
provides an opportunity to increase housing density in an accessible, walkable and high amenity area.
Impact of the proposal
The proposal will provide 60 residential apartments to help meet the housing demands of the growing
population. The residential apartments will consist of seven one-bedroom units, 28 two-bedroom units, 18
three-bedroom units and seven four-bedroom units, contributing to the housing supply available in
Coogee.
Based on the average household size in Coogee of 2.18 people, the proposal is expected to
accommodate a population of approximately 130 people. This small additional population will not generate
the need for additional social infrastructure, including open space and recreation facilities.
The proposal will provide this new housing in a highly accessible location. Incoming residents will be
within walking distance (400m) to Coogee’s ‘main street’ (Coogee Bay Road) and existing open space
including Coogee Beach, Goldstein Reserve and Coogee Oval and several bus stops with connections to
the Sydney CBD, Randwick Junction and Bondi Junction.
Management measures

SIA recommendations

▪

A diversity of housing from one to four bedroom
apartments are provided as part of the
proposal.

▪

▪

Inclusion of amenities for residents such as a
pool and gym.

▪

Design of the proposal to increase housing
density in a central location that is accessible to
local services, recreational areas and transport
connections to nearby centres.

Consider the inclusion of affordable housing in
the proposal to enable residents on low to
moderate incomes, such as hospitality workers,
to live in Coogee.

Residual impact (considering management measures)
Likelihood: Almost certain

Magnitude: Minor

Based on the above assessment, the provision of residential apartments on site is expected to modestly
increase housing supply in an accessible and desirable location. This is likely to have a medium positive
impact on the existing and future community.
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8.

CONCLUSION

This SIA has been undertaken to assess the potential social impacts arising from the redevelopment of
Coogee Bay Hotel at 212 Arden Street, 227-233 Coogee Bay Road, 15A Vicar Street, and 5-7 Vicar Street,
Coogee.
Based on the assessment in this report, the key social impacts of this proposal are:
▪

Diversifying the night time economy: The proposal is expected to have a high positive impact on the
community by increasing the diversity and provision of night time uses in Coogee, in line with strategic
aspirations for the centre. It is recommended that consultation be undertaken with Council to consider
opportunities to utilise the public domain for community uses.

▪

Creating a safe environment: The proposal involves revitalising Coogee Bay Hotel through the removal
of Selina’s night club and Coogee Bay Barrel and increasing seating options for patrons. It is therefore
expected that the proposal will create a safer day and night time environment for patrons and the
Coogee community. As such, it is considered that the proposal will have a high positive impact on
community and visitor safety.

▪

Inclusion of gaming activities: The proposal is not seeking to increase the number of gaming
machines within Coogee Bay Hotel. It will therefore not impact the density of gaming machines within the
broader Coogee area and is likely to have a neutral impact on the community. While the proposal is
considered to have a neutral impact, considerable research has shown that access to gaming machines
can lead in some cases to problem gambling and associated financial and emotional strain on individuals
and families. The implementation of additional recommendations may reduce the risks associated with
gaming machines in all locations.

▪

Change in visual character: The proposal represents a change to the existing height on site, with the
height also greater than other sites within Coogee. It is expected surrounding residents will experience a
negative impact on visual amenity. In particular, two residential dwellings will experience a permanent
negative impact due to view loss, as discussed in the View Sharing Report. As consultation has not been
undertaken on the proposal, there is a lack of information on community perspectives on the proposal
and its impact on the Coogee’s visual character. From the information currently available, it is likely the
proposal will have a high negative impact on the area’s visual character.

▪

Increased housing supply: The provision of residential apartments on site is expected to modestly
increase housing supply in an accessible and desirable location. This is likely to have a medium positive
impact on the existing and future community.

Section 8.1 below contains recommendations to help further manage and improve the potential impacts
arising from the proposal.

8.1.

RECOMMENDATIONS

The following recommendations are provided to further manage the potential impacts from the proposal:
▪

Undertake consultation with the community to provide feedback on the proposal and input into the final
design.

▪

Undertake consultation with Council to ensure the proposal aligns with its aspirations for Coogee’s night
time economy.

▪

Consider scheduling events, potentially in collaboration with Council, within the amphitheatre area. This
would be subject to separate approval to ensure potential noise impacts are mitigated.

▪

Consider undertaking an Economic Impact Assessment to determine the economic viability of the
restaurant tenancies.

▪

As per the CPTED it is recommended a POM be developed for the carpark, supermarket and Eat Street
areas of the site to further manage the diversity of uses and establish ownership and responsibility of
publicly accessible spaces.

▪

Update detailed design of the proposal to specify layout of the gaming lounge. This should include
location of gaming machines, entry and exit points and bar and seating area.
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▪

Use one way window film or glass on the ground floor windows fronting Coogee Bay Road. This will also
increase solar access into the gaming room and visual interaction with the street, which have been
shown to help in harm reduction for problem gamblers.

▪

Consider additional harm minimisation measures including:
‒

Displaying electronic measures on the gaming machines outlining advice around settling time/money
limits, the actual odds of winning and the desirability of taking a break.

‒

Implementing self-exclusion programs allowing individuals to be excluded from gambling areas.

‒

Implementation of technological based limits to access such as photo recognition and mandatory ID
checks.

‒

Restricting access to cash withdrawals through tills at the bars.

▪

Investigate the need for screening to reduce potential sensitive view receivers and to add to the site
amenity.

▪

Consider the use of non-reflective and un-obstructive colours on the building exteriors as part of the
design proceed. This can be used to help reduce the visual impact on immediate neighbours.

▪

Consider the inclusion of affordable housing in the proposal to enable residents on low to moderate
incomes, such as hospitality workers, to live in Coogee.

8.2.

OVERALL IMPACT ASSESSMENT

Based on this assessment and the recommendations provided, it is likely the proposal will generate a
moderate positive social impact to the local community.
The redevelopment of Coogee Bay Hotel contributes to diversifying the night time economy, creating a safe
environment for patrons and visitors and increasing housing supply within Coogee. These outcomes all align
with the strategic objectives for the centre. The increased height on site will however result in a negative
impact on surrounding residents’ visual amenity and permanent view loss for two residential dwellings.
It is strongly recommended that consultation with the community and stakeholders be undertaken to allow for
feedback and input into the final design of the proposal. Additionally, use of screening and non-reflective and
unobstructive colours on the building exterior should also be considered to minimise the visual impacts of the
proposal.
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DISCLAIMER
This report is dated 6 July 2021 and incorporates information and events up to that date only and excludes
any information arising, or event occurring, after that date which may affect the validity of Urbis Pty Ltd
(Urbis) opinion in this report. Urbis prepared this report on the instructions, and for the benefit only, of
Cotton Property Group Pty Ltd (Instructing Party) for the purpose of Social Impact Assessment (Purpose)
and not for any other purpose or use. To the extent permitted by applicable law, Urbis expressly disclaims all
liability, whether direct or indirect, to the Instructing Party which relies or purports to rely on this report for any
purpose other than the Purpose, and to any other person which relies or purports to rely on this report for
any purpose whatsoever (including the Purpose).
In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future
events, the likelihood and effects of which are not capable of precise assessment.
All surveys, forecasts, projections and recommendations contained in or associated with this report are
made in good faith and on the basis of information supplied to Urbis at the date of this report, and upon
which Urbis relied. Achievement of the projections and budgets set out in this report will depend, among
other things, on the actions of others over which Urbis has no control.
In preparing this report, Urbis may rely on or refer to documents in a language other than English, which
Urbis may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such
translations and disclaims any liability for any statement or opinion made in this report being inaccurate or
incomplete arising from such translations.
Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its
officers and personnel) is not liable for any errors or omissions, including in information provided by the
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not
made by Urbis recklessly or in bad faith.
This report has been prepared with due care and diligence by Urbis and the statements and opinions given
by Urbis in this report are given in good faith and in the reasonable belief that they are correct and not
misleading, subject to the limitations above.
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STATE GOVERNMENT
Greater Sydney Commission – Eastern City District Plan (2018)
The Greater Sydney Commission’s District Plans divide Greater Sydney into five districts which represent
their common locality and planning opportunities. The site is located within the Eastern District.
The Eastern District Plan (2018) (the District Plan) is a 20-year plan to manage growth in the context of the
economic, social and environmental matters to achieve the 40-year vision for Greater Sydney. The District
Plan is guided by four key themes that represent the planning priorities for each district, with ten directions to
guide delivery. The planning priorities relevant to this proposal are summarised below:
Key planning priorities

Relevance to proposal

E3: Providing services and
social infrastructure to meet
people’s changing needs

▪

A growing population is increasing the demand on existing
services and infrastructure. There is a need to better integrate the
facilities to help meet demand and contribute to healthier
neighbourhoods.

▪

New facilities should be accessible with direct walking/cycling
connections to encourage healthy lifestyles and facilitate social
interaction.

▪

The development of shared use, multipurpose, flexible and
intergenerational facilities will be essential in ensuring better
access and usage of services.

E4: Fostering healthy, creative,
culturally rich and socially
connected communities

▪

Street life and meeting places provide opportunities for people to
connect with one another and helps foster healthy, culturally rich
and networked communities.

E5: Providing housing supply,
choice and affordability with
access to jobs, services and
public transport

▪

The location, type and cost of housing directly influence a person’s
quality of life (e.g. commuting time).

▪

New housing supply must be coordinated with local infrastructure
to create liveable, walkable and cycle-friendly neighbourhoods with
direct access to shops, services and public transport.

E6: Creating and renewing
great places and local centres,
and respecting the District’s
heritage

▪

A vibrant and safe night-time economy will enhance the social and
recreation needs of communities.

▪

Sympathetic built form controls and adaptive re-use of heritage are
important ways to manage the conservation of heritage
significance.

▪

Combining history and heritage with modern design achieves an
urban environment that demonstrates shared values and
contributes to a sense of place and identity.

▪

The District Plan sets a long-term vision for people to have public
transport access to their closest metropolitan or strategic centre
within 30 minutes.

▪

Integrating land use, transport and infrastructure is necessary to
achieve this vision.

E10: Delivering integrated land
use and transport planning and
a 30-minute city
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Key planning priorities

E14: Protecting and improving
the health and enjoyment of
Sydney Harbour and the
District’s waterways

Relevance to proposal
▪

Encouraging the growth of strategic and local centres will reduce
the need for people to travel long distances to access jobs and
services.

▪

Greater housing density around waterways and the increasing use
of these areas for recreation will require beaches (including
Coogee) to be carefully managed into the future.

LOCAL GOVERNMENT
Randwick City Council – Vision 2040: Local Strategic Planning Statement (2020)
Randwick City’s Local Strategic Planning Statement (RCLSPS) provides a framework for land use planning
and decision making over the next 20 years in the LGA. It sets out actions for the delivery of planning
priorities to meet the community’s future economic, social and environmental needs and aspirations.
As part of the RCLSPS process, the community were consulted about the future local character of the LGA
and how the area will accommodate future population and housing growth.
Key community feedback of relevance to this proposal include:
▪

Special places are currently centred around coastal areas

▪

Access to reliable transport and a range of services

▪

High density housing development should be supplemented by high levels of amenity

▪

Concerns about traffic arising from high density housing developments.

The RCLSPS recognises the need for the community to have access to a variety of housing types, local
infrastructure and the coastline. Coogee is identified as a ‘local centre’ and an open space, recreation and
tourism hub for the LGA.
Key planning priorities which support the vision of Randwick City and are of relevance to this proposal
include:
▪

Providing diverse housing options close to employment, services and facilities

▪

Encourage development that responds to the local character and desired future character

▪

Conserve and protect our unique built cultural heritage

▪

Manage and enhance the tourism and visitor economy

▪

Develop a diverse, thriving and inclusive night-time economy

▪

Better manage our coastal environments and waterways.

Randwick City Council – Vision 2040: Housing Strategy (2020)
Randwick City’s Housing Strategy outlines the strategic framework for residential growth within the LGA for
the next 20 years and responds to Council’s LSPS. The Strategy notes that density and housing types will
vary across the LGA, however higher density housing (apartment blocks 3 storeys or more) is predominantly
concentrated in coastal areas such as Coogee.
By 2036, Randwick LGA will require an estimated 14,600 additional new dwellings for an additional 13,500
new households. The Housing Strategy has forecasted the household composition for Randwick LGA which
consists of housing with fewer bedrooms due to an increase in single person or single parent households
and a decrease in the proportion of couples with children. However, the quantity of couples with children is
expected to increase by 3,000 households which suggests that some larger dwellings will be required across
the LGA.
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Key planning principles which provide direction for housing growth across the LGA include:
▪

Concentrate growth in accessible locations in and around centres and within walking distance of shops,
employment, public transport, facilities and services

▪

Enhance housing choice and diversity in our lower density residential areas including small lot housing,
semi-detached, town houses, adaptable and seniors housing

▪

Concentrate growth in and around planned renewal or infrastructure projects, to better reflect built
environment changes (i.e. hospital and education precinct)

▪

Focus growth around areas of high amenity and recreational value

▪

Recognise and preserve our special character areas and values

▪

Increase affordable rental housing and social housing

▪

Balanced approach to growth across the City.

Key planning priorities which guide planning policy and controls and are of relevance to this proposal
include:
▪

Provide a greater diversity of housing to meet the community’s needs

▪

Focus growth in and around town centres and strategic centres close to transport, jobs and services

▪

Increase affordable rental housing

▪

Ensure new development is consistent with the desired future character

▪

Ensure design excellence and sustainability principles in new development are implemented

▪

Support housing growth with appropriate infrastructure.

Randwick City Council – Draft Night-Time Economy Study (2019)
The Draft Night-Time Economy Study investigates opportunities and practical initiatives to support and
enhance the LGA’s night-time economy over the next 10 years. The study explores how a thriving night-time
economy would foster more vibrant and rejuvenated town centres and benefit the local economy.
Coogee has a “thriving night-time economy” due to its proximity to many cafes, bars and restaurants and
well-established night spots that operate later at night including Coogee Bay Hotel and Coogee Pavilion. The
centre has seasonal trade, with a larger proportion of tourists in summer.
The NTE Study highlighted several opportunities to help improve and grow the NTE in Coogee. Key
opportunities included:
▪

Diversification beyond food and drink

▪

Well connected to public transport

▪

Upgrades to centre can increase number of venues and extend alfresco dining opportunities.

In addition, the NTE Study outlined challenges that will hinder the future growth of the NTE in Coogee. Key
challenges include:
▪

Managing the interface between night-time economy uses are residential areas

▪

Large scale licensed venues which may make Coogee feel unwelcoming to families and other members
of the community later in the evening.

▪

The study will inform directions on the night-time economy and will be included in the future economic,
arts and cultural, and transport strategy for the LGA.

Randwick City Council – Community Consultation Report (2019)
The Community Consultation Report presents consultation outcomes which provided council with community
directions for the Local Strategic Planning Statement and Local Housing Strategy. A consultation activity was
undertaken to understand the community’s perception on the ‘now’ and ‘future’ character of suburbs in
Randwick LGA.
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The community identified Coogee’s existing character as coastal and scenic, crowded and overdeveloped,
walkable and bustling and consisting of narrow streets and a low-density suburban landscape.
In contrast, the community outlined their desired future character of Coogee being clean and safe, relaxed
and liveable, accessible and walkable. The community also valued protecting the unique built cultural
heritage of Coogee.
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