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1.

INTRODUCTION

Urbis Pty Ltd (Urbis) was engaged by Cotton Property Group Pty Ltd to prepare a Crime Prevention Through
Environmental Design (CPTED) Assessment for Coogee Bay Hotel which includes 212 Arden Street, 227233 Coogee Bay Road, 15A Vicar Street and 5-7 Vicar Street, Coogee (the site). The CPTED is to inform a
Development Application on site to redevelop the hotel with new accommodation, residential apartments,
expanded retail offerings and internal alterations.
This CPTED assessment has been prepared in accordance with Randwick City Council’s Development
Control Plan 2013 (Randwick DCP 2013) and the NSW Police Safer by Design CPTED principles outlined
below.

1.1.

AIM

A CPTED is a specialist study undertaken to help reduce opportunities for crime by using design and place
management principles. A CPTED assessment employs four key principles as shown in Figure 1.
Where CPTED risks are identified in the proposed design, recommendations are made within this report to
help reduce the likelihood of the crime from occurring.
Figure 1 CPTED principles

1.2.

METHODOLOGY
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2.

THE PROPOSAL

2.1.

PROPOSAL DESCRIPTION

The proposal seeks 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 (8) 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 (7) 1-bed, 28 2-bed, 18 3-bed and seven (7) 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.

2.2.

PRELIMINARY FINDINGS

A preliminary findings CPTED report was prepared by Urbis on 9 April 2020 based on the Concept Design
Plans, Revision 1 issued on 12 March 2020. A number of recommendations and design considerations from
the preliminary findings report have since been included in the revised detailed design scheme.
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Figure 2 Ground floor plan

Source: Fender Katsalidis

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

Source: Fender Katsalidis
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3.

SITE CONTEXT

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 4 Site context

Source: Urbis
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3.1.

SITE VISIT

A site visit was conducted by Urbis on the morning of 17 June 2021. The site visit was used to understand
the existing activity around the site and the interface between surrounding land uses.
The site visit found that:
▪

The Coogee Bay Hotel (Picture 1) is in good condition with no evidence of vandalism or rubbish on site.

▪

The buildings and parking areas along the Coogee Bay Road and Vicar Street perimeters of the site
(Pictures 2, 3 and 6) similarly are in good condition and show little evidence of vandalism or rubbish on
site.

▪

Neighbouring development consists of well-kept shop-top housing and residential flat buildings (Pictures
3 and 6).

▪

The site is highly accessible by bus and taxi.

▪

The adjacent Coogee Beach and Goldstein Reserve (Picture 5) are well kept with little evidence of
rubbish.

▪

The drive through bottle shop (Picture 4) on site accessed from Arden Street shows no signs of
vandalism and is well kept. There is limited directional legibility for both vehicles and pedestrians around
the bottle shop.

URBIS
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Figure 5 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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4.

POLICY CONTEXT

The following section provides a summary of relevant state and local policies in relation to crime and safety.

NSW Crime Prevention and Assessment of Development Applications (2001)
In April 2001, the NSW Department of Infrastructure, Planning and Natural Resources (now the Department
of Planning, Industry and Environment) introduced the Crime Prevention Legislative Guidelines (the
Guidelines) to Section 4.15 (formerly Section 79C) of the Environmental Planning and Assessment Act,
1979. These guidelines require consent authorities to ensure that development provides safety and security
to users and the community.
The Guidelines introduce the four CPTED principles which are used in the assessment of development
applications. These are: surveillance, access control, territorial reinforcement and space management.
The Guidelines aim to help councils implement and consider the CPTED principles. CPTED assessments
seeks to influence the design of buildings and places by:
▪

Increasing the perception of risk to criminals by increasing the possibility of detection, challenge and
capture

▪

Increasing the effort required to commit crime by increasing the time, energy or resources which need to
be expended

▪

Reducing the potential rewards of crime by minimising, removing or concealing 'crime benefits’

▪

Removing conditions that create confusion about required norms of behaviour.

Randwick City Council, Development Control Plan 2013 – Medium Density Residential
The Randwick City Development Control Plan 2013 (RDCP 2013) applies to the land on which the proposal
is sited. Section 5.6 outlines controls relating to safety and security for medium density residential.
The objectives of this section are:
▪

To consider safety and security of residents and the security of the neighbourhood through building and
landscaping design

▪

To provide for casual surveillance of footpaths and driveways important for the safety of residents and
passing pedestrians, and for the security of the neighbourhood.

The controls are:
▪

Design buildings and spaces for safe and secure access to and within the development. Design solutions
include, but are not limited to:
‒

Sheltered, well-lit and highly visible entries to building and mail collection areas

‒

Direct entry to ground level dwellings from the street rather than from a common foyer

‒

A clear line of sight between one circulation space to the next

‒

Avoiding recessed alcoves or potential entrapment points adjacent to entries, along hallways and
within car parks

‒

Providing direct access between car park and residential levels

▪

For multi dwelling housing and attached dwellings, provide direct access between the private garages
and the dwellings where possible

▪

For residential flat buildings, provide direct, secure access between the parking levels and the main
lobby on the ground floor

▪

Design window and door placement and operation to enable ventilation throughout the day and night
without compromising security. The provision of natural ventilation to the interior space via balcony doors
only, is deemed insufficient

URBIS
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▪

Avoid high walls and parking structures around buildings and open space areas which obstruct views into
the development

▪

Resident car parking areas must be equipped with security grilles or doors

▪

Control visitor entry to all units and internal common areas by intercom and remote locking systems

▪

Provide adequate lighting for personal safety in common and access areas of the development

▪

Improve opportunities for casual surveillance without compromising dwelling privacy by designing living
areas with views over public spaces and communal areas, using bay windows which provide oblique
views and casual views of common areas, lobbies/foyers, hallways, open space and car parks

▪

External lighting must be neither intrusive nor create a nuisance for nearby residents

▪

Provide illumination for all building entries, pedestrian paths and communal open space within the
development.

Randwick City Council – A Safer Randwick City 2009-2018
The Safer Randwick City crime prevention strategy (SRCCPS) outlines the major crime issues in the LGA
and future actions to be undertaken in response. The Plan outlines alcohol related assault and malicious
damage to property as major crime issues in the area, particularly in the Coogee Basin.
Council’s objective is to discourage late night migration of patrons between licensed premises and restrict
opportunities for inebriated individuals to commit malicious damage to property or engage in anti-social
behaviour in identified hotspots.
Relevant actions aligned with this proposal include:
▪

CCTV installed in Coogee Town Centre

▪

Implementation of 1am lock out for late night trading premises

▪

Alcohol free zones in Coogee

▪

Relocate street seating away from licensed premises.

The Randwick City Plan 2017
The Randwick City Plan is a 20-year strategic plan which reflects the community’s vision and long-term goals
in relation to the economy, natural and built environment and health and wellbeing of the community.
Outcome 6 of the Plan is to create a liveable city by ensuring the safety of the community is acknowledged
and supported through proactive policies, programs and strategies. Implementing the actions identified in
Council’s A Safer Randwick City to help reduce anti-social behaviour and foster a safe city will ensure this
outcome is achieved.
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5.

SOCIAL BASELINE

5.1.

DEMOGRAPHIC PROFILE

The community profile can influence the type and likelihood of crime that may impact a development. The
following section contains a brief analysis of the characteristics of Coogee and Randwick LGA based on data
from the Australian Bureau of Statistics (ABS) and the Department of Planning, Industry and Environment.

High proportion of young
adults
People aged 25 – 39 years
represent 38% of the population in
Coogee.

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

Mix of housing
affordability
Home ownership is comparatively
affordable, with only 4% of
households in mortgage stress
compared to 20% in the LGA and
8% in Greater Sydney. However,
17% of households are in rental
stress compared to only 6% in
Randwick LGA.

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

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

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

Highly advantaged area
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).

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

SOCIAL BASELINE
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5.2.

CRIME PROFILE

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 have 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. The full crime profile is contained in Appendix B.
Key crime findings of relevance to this assessment include:
▪

Coogee and Randwick LGA generally have lower crime rates per 100,000 people compared to NSW.
However, yearly crime rates (April 2020 to March 2021) indicate the suburb does experience
substantially higher rates per 100,000 people of liquor offences (553.9 in Coogee; 82.9 in NSW)

▪

BOCSAR publishes hotspot maps to illustrate areas of high crime density relative to crime concentrations
across NSW. These maps show the site is a crime hotspot for most relevant crimes including:
‒

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

‒

Steal from person.

▪

While the site is an area of high crime concentration, two-year crime trends from April 2019 – March
2021 indicate that crime is generally not increasing in Coogee. The COVID-19 pandemic and associated
restrictions on travel, public gatherings and business operations may have contributed toward the stable
crime rates over the two-year period. BOCSAR Data from April 2019 to March 2020 indicate that prior to
the pandemic crime levels where generally higher across all offence types.

▪

Coogee has higher alcohol-related crime rates compared to Randwick LGA and NSW:
‒

Alcohol-related non-domestic assault: 129.6 (compared to 75.8 in Randwick LGA and 89.9 in NSW)

‒

Alcohol-related offensive conduct: 64.8 (compared to 19.3 in Randwick LGA and 22.6 in NSW).

5.3.

LIQUOR CONTEXT

The proposal will expand the offering of evening and night-time uses in Coogee, including areas that will be
subject to liquor licence applications. This will include retaining the existing Coogee Bay Hotel and bottle
shop on Coogee Bay Road as well as new food and beverage venues (with both indoor and outdoor dining).
While this DA does not seek approval for any licenced premises, it is expected that some of these tenancies
will apply for a liquor licence from the NSW Office of Liquor and Gaming (Liquor and Gaming NSW) at a later
stage. As such, high-level liquor data for Coogee has been considered as part of the social baseline for this
CPTED assessment.
Liquor and Gaming NSW provides data on the distribution of liquor licences to help understand potential
alcohol-related risk in communities. The data below was accessed on 10 June 2021 and is accurate to that
date. All liquor data is contained in Appendix C.
Key liquor findings of relevance to this assessment include:
▪

10

There are 41 liquor licences in Coogee. Of these 10 are authorised to sell packaged liquor and 31 are
consumption on-premises licences. Two of the 41 licences in the suburb are located on site. These are a
hotel licence for the Coogee Bay Hotel and an on-premises licence for Zambrero Coogee.
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▪

Coogee has a higher outlet saturation1 (269.5 liquor licences per 100,000 residents) compared to NSW
(204). Outlet saturation in Coogee has remained the same between June 2019 and June 2021.

▪

Coogee has a lower rate of outlet clustering2 (50.9) compared to NSW (95.3). This rate has remained the
same between June 2019 and June 2021.

▪

On-premises licences make up 76% of all liquor licenses in Coogee. The majority of these licences are
held by restaurants and cafes along Coogee Bay Road that choose to serve alcohol. These premises
generally have a lower risk profile than other forms of licenced venues, such as hotels.

Figure 6 Types of liquor licences in Coogee (June 2021)

On-premises (with no Primary
Service Authorisation)

3
3

On-premises (with Primary
Service Authorisation)

4

Club

22
Hotel

9
Packaged Liqour Store

Source: Liquor and Gaming NSW

5.4.

IMPLICATIONS FOR THE PROPOSAL

The crime profile indicates that the site may be susceptible to liquor offences, malicious damage to property,
opportunistic theft, and assault crimes due to its historical presence as a key late-night venue and visitor
attraction. The proposed expansion of food and dining offerings will increase the appeal of the site as a
family friendly destination. However, the site will continue to attract a variety of visitors throughout the day
and night, which can increase some safety risk factors.
The application of CPTED principles in the design of the proposal will therefore be an important
consideration to help reduce and prevent the likelihood of these crimes occurring.

1
2

Outlet saturation is a measure of the number of liquor licenses compared to the population and is calculated per 100,000 residents.
Outlet clustering is a measure of the proximity of liquor licenses to each other. It is calculated by drawing a 1km radius around each authorised liquor
licence and the dividing the number of liquor licenses within this radius by the total number of liquor licenses in the area.
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6.

CPTED ASSESSMENT

This section provides a detailed assessment of the proposed redevelopment and future operation of the site
against the relevant direction in the RDCP 2013, SRCCPS, and the four key CPTED principles. This analysis
is based on the Final Draft Plans issued on 16 June 2021.
For the purpose of this assessment the proposal has been divided into the following four priority areas:
▪

Basement levels

▪

Supermarket and residential flat building

▪

Eat Street

▪

Coogee Bay Hotel

Recommendations are provided for each priority area to address any potential crime risks and to guide
enhancements to the proposed development.
By increasing the effort required and the perceptions of risk in committing an offence, reducing actual and
perceived crime rewards, and eliminating or reducing conditions that offenders can use to rationalise or
excuse criminal behaviour, the proposal is an improvement to the existing site.
Figure 7 CPTED assessment priority areas

Source: Fender Katsalidis and Urbis
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6.1.

BASEMENT LEVELS

The proposal includes three basement levels which will contain a total of 227 parking spaces (94 residential,
and 133 non-residential spaces), associated passageways and elevators, as well as loading, back of house
(BOH), plant, waste, and storage facilities. Non-residential parking, loading and BOH is distributed across
basement levels two and three with vehicular access from the existing crossover on Arden Street. All
residential parking will be located on basement levels one and two, separated from the non-residential
parking and loading areas by remote control gates. Residential vehicle access will be from the existing
crossover from Vicar Street.
The basement levels are considered a priority because the site is in a hotspot for motor vehicle theft, and
malicious damage to property.
Assessment of proposed development
The proposal incorporates the following CPTED principles:
▪

Dedicated, secure off-street parking reduces vehicle theft in residential areas.

▪

Residents only access to the basement parking through the interior of the building reduces opportunities for theft
from vehicles, motor vehicle theft and entrapment.

▪

On-ground directional signage is provided to guide the flow of vehicle traffic and pedestrian movement to the lifts.

▪

Providing separate entry/exit points into the basement carparking for the loading areas/non-residential parking
and residential parking helps reduce vehicle conflict, vehicle theft and opportunistic crime.

▪

The proposal allows for site lines, perceptions of spaciousness and comfort throughout the car parking areas by
using high ceilings, a grid configuration, and limited visual obstructions (i.e. columns and walls). High ceilings also
limit opportunities for vandalism (to lighting, signage, CCTV cameras and other equipment).

Recommendations and design considerations
Considering the local context, RDCP 2013, SRCCPS, and the four key CPTED principles the following mitigation and
design considerations are recommended:
▪

Consider the installation of a security door at the non-residential car park entrances which can provide restricted
access. This form of access control can be effective means of regulating vehicle movements and increasing the
effort required to steal vehicles from public car parks.

▪

Consider implementing access control measures to the loading area (i.e. security gate, keypad, swipe card) to
restrict public access to this area. Install clear signage on this area to clearly instruct vehicle movement and deter
pedestrian access.

▪

Consider painting the ceilings and walls of basement levels white to help reflect light. Painted facilities not only
look larger and more spacious than unpainted car parks, but lux levels can be increased without adding fixtures.
Painting can greatly reduce the number of lights required to illuminate a facility and ongoing energy costs.

▪

Ensure the effectiveness of lighting in the car park levels is not reduced by roof soffits, ceiling mounted signs, air
conditioning ducts and pipes.

▪

Ensure residential storage spaces on basement levels are secure through adequate locks/mechanical access
control.

▪

Explore options for parking management measures. This could include opening and closing sections of the car
park according to need (i.e. during summer and winter months). As well as increasing offender risk and effort,
compartmentalisation reduces the amount of space that needs to be supervised, the time needed for (paid)
guardians to patrol a facility and response times.

The following recommendations and design considerations apply to all areas of the proposal (Sections 6.1, 6.2, 6.3,
and 6.4 of this report)
▪

Implement clear wayfinding signage with definitional legibility throughout all internal and external areas.

▪

Install security hardware on all BOH areas to restrict unauthorised access by non-staff members.

URBIS
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▪

Ensure all entrances, stairwells, elevators, communal areas and pedestrian paths are well lit in accordance with
Australian Standards.

▪

Maintain all access points, including fire exits and stairs, to ensure they remain in good working order and
accessible from the outside. Magnetic door locking systems linked to fire sprinkler alarms can ensure that fire
exits are used for emergencies only. Fire exits and stairs can often be targets for offenders.

6.2.

SUPERMARKET AND RESIDENTIAL FLAT BUILDING

The proposal includes a new five storey residential building above a full-line supermarket at ground level on
Vicar Street. The residential building is proposed to comprise a total of 60 apartments including a mix of
seven 1-bed, 28 2-bed, 18 3-bed and seven 4-bed dwellings as well as private open space and a swimming
pool on level 1. The supermarket is proposed to operate 6am – 12am 7 days per week.
Maximising safe entry to, from and throughout the residential building and supermarket will be particularly
important as the is located in a hotspot for incidences of break and enter, theft, and malicious damage to
property.
Assessment of proposed development
The proposal incorporates the following CPTED principles:
▪

Locating the residential lobby and supermarket entrance in a highly visible and prominent position on Vicar Street
to enable ease of wayfinding.

▪

The provision of the concierge desk within the main foyer increases offender risk and crime effort. Supervision
provided by employees is an effective crime deterrent.

▪

Unoccupied structures (i.e. garages and plant rooms) do not dominate the street frontage.

▪

The building addresses the street and facilitates natural visual? connection between occupants and visitors.

▪

Windows, doors and balconies of the residential flat building face the semi-public eat street and pool area, as well
as the public areas of Coogee Bay Road and Vicar Street. This maximises ‘natural’ surveillance and increases
the risk to potential offenders.

▪

Bicycle parking for the residential flat building is located within view of the residential concierge desk.

▪

The proposal comprises a mix of uses, which extends the times during which the site is used and activated. This
can increase risk to offenders and the effort required to commit crime.

▪

Design of residential balconies and windows limits opportunities of ’Spiderman’ type burglars. Balconies are
separated horizontally, and balustrades offer limited anchor points for ropes.

▪

Corridors in the residential levels are generally straight, providing clear sightlines for residents and visitors.

Recommendations and design considerations
Considering the local context, RDCP 2013, SRCCPS, and the four key CPTED principles the following mitigation and
design considerations are recommended:
▪

Provide access control measures (e.g. swipe cards, pin codes, intercom) to control resident and visitor entry to
the apartments and common areas.

▪

Install a convex safety mirror mounted to the upper levels of the wall on the south west side of the corridor ‘dog
leg’, just after the security doors, on the eastern corridor of Levels 1-4. This will enable visual access to the
obscured corner of the corridor.

▪

Where possible, ensure an attendant is stationed at the residential foyer. Having an employee tasked with access
control can increase offender risk and crime effort.

▪

Provide sensor lighting or similar to ensure corridors can be automatically lit throughout the day and evening to
accommodate guests arriving/leaving at different times.
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▪

Ensure landscaping treatments do not conceal sight lines to entry/exit points and can be easily maintained to
ensure opportunities for concealment (i.e. by overhanging plants) are reduced.

▪

Consider the implementation of a Plan of Management for the operations of the supermarket, including particulars
around hours, staffing, access, security, and loading.

▪

Ensure fencing and buffer planting between the pool area and neighbouring apartments allows for overlooking of
the pool area while restricting access between the two areas.

6.3.

EAT STREET

The proposed ‘eat street’ will include an 8-meter wide north-south link through the centre of the site with six
restaurant tenancies positioned on the eastern and western sides of the lane. The proposed lane also
provides access to the supermarket and Coogee Bay Hotel. An additional two restaurants and a bottle shop
are proposed along Coogee Bay Road. Access to and from the southern end of the lane is proposed to be
by a 2.8m wide pedestrian link to Arden Street. The ‘eat street’ will be publicly accessible. It is proposed that
the ‘eat street’ and Coogee Bay Road restaurant tenancies will operate between 6am – 12 am Monday to
Sunday.
Given Coogee has high rates of liquor offences and is in a hot spot for non-domestic assault and steal from
persons, managing the operations of the laneway and adjoining uses will be key to maintaining a safe and
activated pedestrian environment.
Assessment of proposed development
The proposal incorporates the following CPTED principles:
▪

Activating the site with a new ‘eat street’ laneway to encourage greater public use of the area throughout the day
and evening. The northern portion of the laneway and supermarket entrance are in a prominent position just off
Coogee Bay Road, providing clear sight lines to the main retail strip and maximising natural surveillance
opportunities.

▪

Diversifying the current uses on site to include greater retail and food offerings, encouraging people of all ages to
use the site and contributing to a more ‘family-friendly’ area.

▪

Providing public restrooms in an area that is easily accessed and supervised by adjoining restaurants, shops and
passing pedestrians.

▪

Little natural surveillance, access control, or territorial reinforcement is provided to the southern end of the ‘eat
street’, amphitheatre, and the adjoining pedestrian link to Arden Street. Pedestrians feel more comfortable
sharing wide pathways. Without any enhancement or activation, this area is more likely to experience incidents of
crime, including liquor offences, malicious damage to property, opportunistic theft, and assault crimes. Specific
consideration, as per the recommendations below, should be given to this area in the detailed design phase and
operation of the site to ensure the four key CPTED principles are further incorporated.

Recommendations and design considerations
Considering the local context, RDCP 2013, SRCCPS, and the four key CPTED principles the following mitigation and
design considerations are recommended:
▪

Ensure landscaping treatments do not conceal sight lines to entry/exit points and can be easily maintained to
ensure opportunities for concealment (i.e. by overhanging plants) are reduced.

▪

Prepare a Plan of Management (POM) for the ‘eat street’ area. Clarity over ownership, responsibility and
operating hours for the ‘eat street’ should be addressed in this POM.

▪

Consider the strategic placement of bollards or heavy objects such as low, anchored planter boxes in front of ‘at
risk’ shop and business windows/doors as well as the entrance to ‘eat street’ from Coogee Bay Road. This can
increase pedestrian safety and the effort required to commit ram raids.

▪

Enhance the pedestrian link and amphitheatre between the ‘eat street’ and Arden Street. Where possible, the
following methods should be considered:

URBIS
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‒
‒
‒
‒
‒
‒
‒
‒

6.4.

Create legible and inviting access points.
Sufficient lighting to Australian Standards
Move the planter box outside Restaurant 03 to increase visual surveillance of the western end of the ‘eat street’
by patrons inside the restaurants.
Incorporate street art/sculptures to demonstrate ownership and attract natural community supervision.
Widen the pedestrian link to facilitate comfortable pedestrian traffic.
Maintain vandal resistant lighting fixtures to meet minimum Australian standards.
Use glazing on the wall between the hotel reception and the walkway to increase visual permeability and
natural/organised surveillance.
Consider a formal guardian of the area (i.e. a security guard) and/or organised street vendors or buskers
assigned to the amphitheatre to increase organised/natural surveillance and guardianship.

COOGEE BAY HOTEL

The existing local heritage listed Coogee Bay Hotel and beer garden are proposed for retention. Alterations
to the building include:
▪

The demolition of some back of house spaces as well as Selina’s nightclub.

▪

Internal refurbishment works and an extension to the hotel building to provide a total of 29 hotel rooms.

▪

Reconfiguration of internal hotel areas including the bottle shop and gaming room.

▪

Loading and servicing is proposed to occur at the basement loading dock rather than from the current atgrade loading dock.

▪

Hours of operation for the hotel are proposed as:

‒ Gaming Room – 10am to 4am Monday to Thursday, 10am to 6am Friday to Saturday, and 10am to
10pm Sunday.

‒ Sports Bar – 9:30am to 4am Monday to Thursday, 9:30am to 6am Friday, 9am to 6am Saturday and
9am to 10pm Sunday.

‒ Beach Bar – 8:30am to 2am Monday to Saturday, and 8:30am to 12am Sunday.
‒ Garden Bar – 11:30am to 3am Monday to Saturday, and 11:30am to 10pm Sunday.
‒ Brasserie – 6:30am to 10pm Monday to Saturday, and 6:30am to 9:30pm Sunday.
Managing the operation of these uses and maintaining a safe and activated pedestrian environment will be
key, given Coogee has high rates of liquor offences, non-domestic assault and steal from persons.
Assessment of proposed development
The proposal incorporates the following CPTED principles:
▪

Providing clear separation between the main liquor uses (bar areas) from the dining spaces reduces liquor
exposure to minors and manages access appropriately.

▪

Maintaining sight lines from the beer garden to Coogee Beach to allow views into the building, increasing natural
surveillance.

▪

Ensuring corridors in the hotel sections are straight, providing clear sightlines for visitors and staff.

Recommendations and design considerations
Considering the local context, RDCP 2013, SRCCPS, and the four key CPTED principles the following mitigation and
design considerations are recommended:
▪

Provide CCTV cameras at all main entry/exit points and within the hotel establishment. CCTV footage should be
reviewed and/or monitored regularly by appropriate staff or on-site security personnel.
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▪

Adhere to the Plan of Management (POM) submitted alongside this DA.

▪

Ensure the pathway to the hotel lobby through the beer garden to Coogee Bay Road is clear of obstruction to
enable ease of wayfinding for visitors entering/existing the accommodation. Providing directional signage at the
Coogee Bay Road entrance will assist with this.

▪

Provide access control measures (e.g. swipe cards, pin codes, intercom) to control resident and visitor entry to
hotel accommodation and common areas.

▪

Ensure landscaping treatments in the beer garden do not conceal sight lines to entry/exit points and can be easily
maintained to ensure opportunities for concealment (i.e. by overhanging plants) are reduced.

▪

Provide sensor lighting or similar to ensure hotel corridors can be automatically lit throughout the day and evening
to accommodate guests arriving/leaving at different times.

▪

Provide appropriate wall signage near the hotel lift entrances which details the room numbers to direct visitors to
their rooms.

▪

Ensure an attendant is stationed at the hotel check in counter. Having an employee tasked with access control
can increase offender risk and crime effort.

URBIS
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7.

CONCLUSION

Urbis had undertaken a CPTED assessment to inform the DA for the proposed redevelopment of 212 Arden
Street, 227-233 Coogee Bay Road and 15A Vicar Street, Coogee. The CPTED assessment has identified
potential risk areas and recommendations to help reduce crime and anti-social behaviour. The assessment
has been informed by the crime prevention objectives and controls outlined in the Randwick DCP 2013, as
well as a review of relevant local and state policies, and demographic and crime data.
The assessment found that the proposal incorporates the four CPTED principles: surveillance, access
control, territorial reinforcement, and space management. The proposal is expected to increase activity
around the site during the day and night by providing a broad mix of residential, retail, commercial, and
entertainment uses which will assist in reinforcing these principles.
To further increase safety and reduce perceptions of crime and crime risk, the following design and
operational recommendations should be considered:

All Areas
▪

Implement clear wayfinding signage with definitional legibility throughout all internal and external areas.

▪

Install security hardware on all BOH areas to restrict unauthorised access by non-staff members.

▪

Ensure all entrances, stairwells, elevators, communal areas and pedestrian paths are well lit in
accordance with Australian Standards.

▪

Maintain all access points, including fire exits and stairs, to ensure they remain in good working order
and accessible from the outside. Magnetic door locking systems linked to fire sprinkler alarms can
ensure that fire exits are used for emergencies only. Fire exits and stairs can often be targets for
offenders.

Basement Levels
▪

Consider the installation of a security door at the non-residential car park entrances which can provide
restricted access. This form of access control can be effective means of regulating vehicle movements
and increasing the effort required to steal vehicles from public car parks.

▪

Consider implementing access control measures to the loading area (i.e. security gate, keypad, swipe
card) to restrict public access to this area. Install clear signage on this area to clearly instruct vehicle
movement and deter pedestrian access.

▪

Consider painting the ceilings and walls of basement levels white to help reflect light. Painted facilities
not only look larger and more spacious than unpainted car parks, but lux levels can be increased without
adding fixtures. Painting can greatly reduce the number of lights required to illuminate a facility and
ongoing energy costs.

▪

Ensure the effectiveness of lighting in the car park levels is not reduced by roof soffits, ceiling mounted
signs, air conditioning ducts and pipes.

▪

Ensure residential storage spaces on basement levels are secure through adequate locks/mechanical
access control.

▪

Explore options for parking management measures. This could include opening and closing sections of
the car park according to need (i.e. during summer and winter months). As well as increasing offender
risk and effort, compartmentalisation reduces the amount of space that needs to be supervised, the time
needed for (paid) guardians to patrol a facility and response times.

Supermarket and Residential Flat Building
▪

Provide access control measures (e.g. swipe cards, pin codes, intercom) to control resident and visitor
entry to the apartments and common areas.

▪

Install a convex safety mirror mounted to the upper levels of the wall on the south west side of the
corridor ‘dog leg’, just after the security doors, on the eastern corridor of Levels 1-4. This will enable
visual access to the obscured corner of the corridor.

18

CONCLUSION

URBIS
CPTED ASSESSMENT_COOGEE BAY HOTEL_05072021

▪

Where possible, ensure an attendant is stationed at the residential foyer. Having an employee tasked
with access control can increase offender risk and crime effort.

▪

Provide sensor lighting or similar to ensure corridors can be automatically lit throughout the day and
evening to accommodate guests arriving/leaving at different times.

▪

Ensure landscaping treatments do not conceal sight lines to entry/exit points and can be easily
maintained to ensure opportunities for concealment (i.e. by overhanging plants) are reduced.

▪

Consider the implementation of a Plan of Management for the operations of the supermarket, including
particulars around hours, staffing, access, security, and loading.

▪

Ensure fencing and buffer planting between the pool area and neighbouring apartments allows for
overlooking of the pool area while restricting access between the two areas.

Eat Street
▪

Ensure landscaping treatments do not conceal sight lines to entry/exit points and can be easily
maintained to ensure opportunities for concealment (i.e. by overhanging plants) are reduced.

▪

Prepare a Plan of Management (POM) for the ‘eat street’ area. Clarity over ownership, responsibility and
operating hours for the ‘eat street’ should be addressed in this POM.

▪

Consider the strategic placement of bollards or heavy objects such as low, anchored planter boxes in
front of ‘at risk’ shop and business windows/doors as well as the entrance to ‘eat street’ from Coogee
Bay Road. This can increase pedestrian safety and the effort required to commit ram raids.

▪

Enhance the pedestrian link and amphitheatre between the ‘eat street’ and Arden Street. Where
possible, the following methods should be considered:
‒

Create legible and inviting access points.

‒

Sufficient lighting to Australian Standards

‒

Move the planter box outside Restaurant 03 to increase visual surveillance of the western end of the
‘eat street’ by patrons inside the restaurants.

‒

Incorporate street art/sculptures to demonstrate ownership and attract natural community
supervision.

‒

Widen the pedestrian link to facilitate comfortable pedestrian traffic.

‒

Maintain vandal resistant lighting fixtures to meet minimum Australian standards.

‒

Use glazing on the wall between the hotel reception and the walkway to increase visual permeability
and natural/organised surveillance.

‒

Consider a formal guardian of the area (i.e. a security guard) and/or organised street vendors or
buskers assigned to the amphitheatre to increase organised/natural surveillance and guardianship.

Coogee Bay Hotel
▪

Provide CCTV cameras at all main entry/exit points and within the hotel establishment. CCTV footage
should be reviewed and/or monitored regularly by appropriate staff or on-site security personnel.

▪

Adhere to the Plan of Management (POM) submitted alongside this DA.

▪

Ensure the pathway to the hotel lobby through the beer garden to Coogee Bay Road is clear of
obstruction to enable ease of wayfinding for visitors entering/existing the accommodation. Providing
directional signage at the Coogee Bay Road entrance will assist with this.

▪

Provide access control measures (e.g. swipe cards, pin codes, intercom) to control resident and visitor
entry to hotel accommodation and common areas.

▪

Ensure landscaping treatments in the beer garden do not conceal sight lines to entry/exit points and
can be easily maintained to ensure opportunities for concealment (i.e. by overhanging plants) are
reduced.
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▪

Provide sensor lighting or similar to ensure hotel corridors can be automatically lit throughout the day
and evening to accommodate guests arriving/leaving at different times.

▪

Provide appropriate wall signage near the hotel lift entrances which details the room numbers to direct
visitors to their rooms.

▪

Ensure an attendant is stationed at the hotel check in counter. Having an employee tasked with
access control can increase offender risk and crime effort.
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DISCLAIMER
This report is dated 5 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 CPTED 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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Data item

Coogee

Randwick LGA

Greater Sydney
(GCCSA)

Population

15,212

140,660

4,823,991

Median age

34

34

36

Average people per household

2.3

2.5

2.8

Age distribution (%)
Aged 0-4

6.0%

5.4%

6.4%

Aged 5-9

4.6%

5.1%

6.4%

Aged 10-14

3.6%

4.3%

5.8%

Aged 15-19

3.1%

5.8%

6.0%

Aged 20-24

6.1%

10.7%

7.1%

Aged 25-29

12.9%

9.8%

7.9%

Aged 30-34

14.2%

9.0%

8.1%

Aged 35-39

11.1%

7.9%

7.4%

Aged 40-44

8.0%

7.0%

7.1%

Aged 45-49

6.5%

6.4%

6.7%

Aged 50-54

5.4%

5.7%

6.3%

Aged 55-59

4.5%

5.0%

5.8%

Aged 60-64

4.1%

4.3%

5.0%

Aged 65-69

3.3%

3.9%

4.4%

Aged 70-74

2.4%

3.1%

3.3%

Aged 75-79

1.7%

2.4%

2.4%

Aged 80-84

1.1%

1.8%

1.8%

Aged 85+

1.3%

2.3%

2.0%

Country of birth and Indigenous identification (%)
Australia

54.3%

51.4%

57.1%

Born overseas country #1

England: 8.2%

China: 7.1%

China: 4.7%

Born overseas country #2

Ireland: 3.7%

England: 4.4%

England: 3.1%

Born overseas country #3

New Zealand: 2.7%

Ireland: 2.0%

India: 2.7%
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Data item

Coogee

Randwick LGA

Greater Sydney
(GCCSA)

Aboriginal or Torres Strait
Islander

0.6%

1.5%

1.5%

Language spoken at home (%)
English only

73.2%

59.7%

58.4%

Language other than English #1

French: 2.0%

Mandarin: 7.2%

Mandarin: 4.7%

Language other than English #2

Spanish: 1.6%

Greek: 3.2%

Arabic: 4.0%

Language other than English #3

Greek: 1.5%

Cantonese: 3.0%

Cantonese: 2.9%

Family composition (%)
Couple family without children

47.8%

37.9%

33.4%

Couple family with children

39.8%

44.9%

49.5%

One parent family

10.4%

14.1%

15.2%

Other family

2.0%

3.1%

1.8%

Household composition (%)
Family households

58.2%

63.1%

73.6%

Lone person households

27.2%

26.0%

21.6%

Group households

14.6%

10.9%

4.7%

Dwelling structure (%)
Separate house

10.6%

26.4%

56.9%

Semi-detached

9.2%

16.5%

14.0%

Flat or apartment

79.3%

55.8%

28.1%

Other dwelling

0.6%

0.9%

0.6%

Tenure (%)
Owned outright

24.9%

26.2%

29.1%

Owned with a mortgage

23.9%

23.1%

33.2%

Rented

48.3%

46.9%

34.1%

Other

0.5%

0.7%

0.9%

Rent weekly payments (%)
Median rent

DEMOGRAPHIC PROFILE

$600

$550

$440
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Data item

Coogee

Randwick LGA

Greater Sydney
(GCCSA)

Households where rent
payments are less than 30% of
household income

82.8%

94.5%

85.8%

Households where rent
payments are greater than or
equal to 30% of household
income

17.2%

5.5%

14.2%

Mortgage monthly repayments (%)
Median mortgage repayments

$2,743

$2,600

$2,167

Households where mortgage
repayments are less than 30%
of household income

95.7%

79.5%

91.6%

Households with mortgage
repayments greater than or
equal to 30% of household
income

4.3%

20.5%

8.4%

Employment (%)
Unemployed

3.3%

5.6%

6.0%

Income ($)
Median personal weekly income

$1,285

$834

$719

Median family weekly income

$2,984

$2,421

$1,988

Median household weekly
income

$2,396

$1,916

$1,750

Motor vehicles (%)
None

15.2%

18.0%

11.1%

1 motor vehicle

49.4%

42.6%

37.1%

2 motor vehicle

25.7%

26.8%

32.8%

3 or more vehicles

6.2%

8.7%

15.7%

Method of travel to work (%)
People who travel to work by
public transport

33.6%

27.9%

22.8%

People who travel to work by
car as driver or passenger

43.6%

48.7%

59.8%

Source: 2016 ABS Census
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Socio Economic Indexes for Areas (SEIFA)
The Socio-Economic Indexes for Areas (SEIFA) has been developed by the Australian Bureau of Statistics
(ABS) to provide an overview of social and economic wellbeing and welfare of communities across a range
of spatial scales. Four indices have been developed. The Index of Relative Socio-Economic Advantage and
Disadvantage is a continuum of advantage (high values) to disadvantage (low values) and is derived from
Census variables related to both advantage and disadvantage.
The area with the lowest score is given a decile of 1, the area with the second lowest score is given a decile
of 2 and so on, up to the area with the highest score is given the highest decile.
Advantage and disadvantage
Score

Decile

Coogee

1153

10

Randwick

1063

10

DEMOGRAPHIC PROFILE
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Table 1 Crime rates per 100,000 people, April 2020 - March 2021
Crime type

Coogee

Randwick LGA

NSW

Assault (non-domestic)

235.7

312.2

361.0

Assault (domestic)

170.9

243.5

394.9

Break and enter
dwelling

147.3

133.6

227.7

Break and enter nondwelling

29.5

21.2

82.9

Liquor offences

553.9

127.9

98.3

Malicious damage to
property

324.1

419.5

650.1

Motor vehicle theft

117.9

73.9

138.4

Steal from dwelling

153.2

167.7

201.0

Steal from motor vehicle

117.9

185.7

330.3

Steal from person

17.7

19.3

23.9

Steal from retail store

206.2

151.0

233.1

Trespass

35.4

78.4

121.0

Source: BOCSAR

Table 2 Two-year crime trends, April 2019 – March 2021
Crime type

Coogee

Randwick LGA

NSW

Assault (non-domestic)

Stable

Stable

Stable

Assault (domestic)

Stable

Stable

Up 1.1% per year

Break and enter
dwelling

Stable

Down 36.0%

Down 27.1% per year

Break and enter nondwelling

n.c.

Stable

Down 32.6% per year

Liquor offences

Stable

Stable

Down 20.3% per year

Malicious damage to
property

Stable

Stable

Stable

Motor vehicle theft

n.c.

Stable

Down 16.3% per year

Steal from dwelling

Stable

Stable

Down 13.8% per year

Steal from motor vehicle

Down 58.3% per year

Down 43.2% per year

Down 29.1% per year
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Crime type

Coogee

Randwick LGA

NSW

Steal from person

n.c.

Down 61.0% per year

Down 45.2% per year

Steal from retail store

n.c.

Stable

Down 29.0% per year

Trespass

n.c.

Stable

Down 11.2% per year

Source: BOCSAR

n.c: not calculated
Table 3 Alcohol-related crime rates per 100,000 people, April 2020 – March 2021
Crime type

Coogee

Randwick LGA

NSW

Alcohol-related nondomestic assault

129.6

75.8

89.9

Alcohol-related
offensive conduct

64.8

19.3

22.6

Source: BOCSAR
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Figure 3 Crime hotspots, April 2020 – March 2021. Site indicated by black star.

Picture 7 Domestic assault

Picture 8 Non-domestic assault

Picture 9 Break and enter dwelling

Picture 10 Break and enter non dwelling

Picture 11 Malicious damage to property

Picture 12 Motor vehicle theft
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Picture 13 Steal from dwelling

Picture 14 Steal from motor vehicle

Picture 15 Steal from person
ND: Site indicated by black star
Source: BOCSAR

URBIS
CPTED ASSESSMENT_COOGEE BAY HOTEL_05072021

CRIME PROFILE

APPENDIX C

LIQOUR CONTEXT

LIQOUR CONTEXT

URBIS
CPTED ASSESSMENT_COOGEE BAY HOTEL_05072021

Table X Outlet saturation annual rate per 100,000 people, June 2019 – June 2021
Month

Coogee

Randwick LGA

Major Cities of
Australia (NSW)

NSW

June 2021

269.5

173.5

182.4

204

June 2020

269.5

163.5

172.2

193.8

June 2019

269.5

157.1

163.9

185.6

Source: Liquor and Gaming NSW

Table X Outlet clustering – June 2019 – June 2021
Month

Coogee

Randwick LGA

Major Cities of
Australia (NSW)

NSW

June 2021

50.9

41.8

134.6

95.3

June 2020

50.4

38.1

129.2

90.9

June 2019

50.9

35.8

122.3

85.7

Source: Liquor and Gaming NSW
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