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1. INTRODUCTION

This is a submission in relation to the 
Draft DCP for Kiaora Land, Double Bay, in 
particular Annex 2 Kiaora Land (Draft DCP) 
prepared on behalf of Fabcot Pty Ltd, which 
is a wholly owned subsidiary of Woolworths 
Ltd.  

This submission requests that Woollahra 
Municipal Council amend the site specific 
controls of the Draft DCP relating to: 

a) the Patterson Street setback;

b) the western side setback;

c) allowing truck traffic movements along 
Kiaora Lane;

d) inclusion of a colonnade in Kiaora Lane 
in an alternate location.  

The amendments proposed in this 
submission are part of a design soultion 
proposed by Woolworths in response to 
community feedback from the consultation 
undertaken previously in 2010. 

Section 1 introduces the intent and the 
structure of the submission, which is as 
follows:

Section 2 details the planning background 
of the site and the process that has 
culminated in Woolworths preparing a 
concept design based on community 
feedback on previous revisions for the site..

Section 3 identifies the sites location within 
the locale and describes its context.

Section 4 identifies specific details of the 
site.  

Section 5 details the existing development 
present on the site.

Section 6 provides an analysis of the site, 
focusing on the use of Kiaora Lane, block 
defining developments and pedestrian links.

Section 7 details key elements of the Draft 

2. BACKGROUND 

Kiaora Lands is a significant development 
site in the Double Bay Town Centre and has 
been subject to several concepts over the 
past decade.  

The site is dominated by the Anderson 
Street and Kiaora Lane car parks and also 
includes several residential dwellings, 
commercial premises fronting New South 
Head Road and parts of Kiaora Lane, 
Patterson and Anderson Streets.  

In 2003, a master planning exercise 
was carried out by a joint venture group 
comprising the Council, Woolworths and 
Solotel Pty Ltd in relation to the Kiaora 
Lands site.  The master planning exercise 
and associated community consultation 
culminated in the amendment to the Double 
Bay DCP.  

A redevelopment scheme in line with 
the master plan and DCP amendments  
was submitted to Council.  The scheme  
comprising a new supermarket, residential 
and commercial development, community 
facility, a retail arcade linking Kiaora Lane 
and New South Head Road, an underground 
carpark with private and public spaces, a 
civic square and public domain works, was 
approved on 5 October 2004. 

Due to the impact of flooding and table 
water issues on the development’s financial 
viability, the approved scheme did not 
proceed.  Given that the approved scheme  
was unlikely to proceed, it was deemed 
necessary by Council that an amendment to 
the Double bay DCP would be required to 
facilitate a new development. 

In order to facilitate a new outcome for the 
site, Council prepared a Planning Proposal 
that applied to update the Kiaora Lands 
controls in the Woollahra LEP. In December 
2009, Council resolved:

A. THAT draft Woollahra Local Environment 
Plan 1995 (Amendment No. 67) for the 
Kiaora Lands, annexed to the report to 
the Urban Planning Committee on 30 
November 2009, be publicly exhibited in 
accordance with the provisions of s.66 of the 
Environmental Planning and Assessment 
Act 1979.

B. THAT the exhibition of the draft DCP be 
deferred pending a further report following:

i. a public meeting and further public 
consultation being held no earlier than 
February 2010,

ii. that for the purpose of the above, 
residents be provided with both concept 
plans and montages showing potential 
development within the draft DCP,

iii. that further detail be provided for the 
purpose of public consultation on Green 
Star Rating Scheme, loss of mature 
trees and traffi c generation.

(Extract from Council Report to Strategic and 

Corporate Committee 11 August 2010)

In April 2010, Woolworths provided a 
concept plan to assist the consultation 
process.    

Woolworths attended all of the consultation 
sessions conducted by Council and as a 
result identified a number of major concerns 
raised by the community, including:

1. the need for an increased setback to 
Court Road properties;

2. the need to move the building bulk away 
from the Court Road properties; 

3. the need to reconfi gure of the preliminary 
design by moving the vehicular 
circulation ramps away from the facade 

nearest the properties fronting Court 
Road;

4. the need to reduce traffi c, light and noise 
spill at the interface with Court Road;

5. the need to screen the visibility of cars 
parked on the ground level; and

6. the need for a substantial landscaped 
buffer. 

Woolworths now propose a design led 
solution to address these concerns. This 
design led solution also seeks to provide 
for a functional design with minimal impacts 
on adjoining properties.

DCP that would impede development of the 
site as intended by Woolworths.

Section 8 details the proposed Woolworths 
solution for the site, which is based on 
modifications to the April 2010 Concept 
Design as a result of the key community 
concerns raised during the consultation 
process.  The design solution proposes 
a layout that is functional and importantly 
reduces the impact of the development on 
adjoining residents.

Section 9 outlines changes sought by 
Woolworths to the Draft DCP, that will result 
in a development which is functionally 
superior and reduces impacts of the 
development to adjoining neighbours when 
compared to the outcomes as proposed in 
the exhibited Draft DCP.  

Section 10 identifies the benefits of 
the proposed Woolworths concept and 
suggested amendments to the Draft DCP.



2

Kiaora Lands Draft DCP  Submission

The site is located south of New South Head 
Road, south-east of the main shopping 
strip of the Double Bay Town Centre.  The 
subject site is located in a well established, 
vibrant, high density mixed use precinct. 
Surrounding uses are diverse and include 
cafes, restaurants, commercial offices, 
retail, hotels and residential buildings.

The site comprises a number of properties 
located between New South Head Road, 
Kiaora Road, Court Road and Manning 
Road, as illustrated by Figures 1.  The 
site is currently bisected by Kiaora Lane, 
Patterson Street and Anderson Street.

The site is approximately 1km from the 
Edgecliff Railway Station and Bus Exchange 
and approximately 5km east of the Sydney 
CBD.

3. SITE LOCATION AND CONTEXT

Double 
Bay

New South Head Road

Kiaora Street

Patterson Street

Court Road

A
nderson Street

Kiaora Lane

Cross Street
Knox Street

M
anning Road

Sydney 
CBD

Edgecliff

Figure 1: Site Location

4. SITE DESCRIPTION

The Kiaora Lands site is irregular in shape 
and comprises a number of lots (as shown 
in Figure 2) . The site also includes portions 
of roadway in Kiaora Lane, Anderson Street 
and Patterson Street. The site has a total 
area of approximately 13,282m2. 

The site is dominated by the Kiaora Lane 
and Anderson Street Car Parks and also 
includes several properties fronting Kiaora 
Road, Anderson Street and Patterson 
Street.  A total of 22 lots form part of the 
site, details of which are shown in Table 1.

The site is very gently sloping, with a fall 
of approximately 0.7 metres in a northeast 
direction over a distance of approximately 
150 metres (representing a gentle gradient 
of less than 1:200).

Further details on the existing development 
on the site is at Section 5 of this Report.
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Figure 2: Lot Layout

Address Lot Deposited Plan
433-451 New South Head Road 1 64445
1 Kiaora Road 1 68509
2 Kiaora Road 1 199252
3 Kiaora Road 10 1046816
4 Kiaora Road 4 150454
5 Kiaora Road 1 88003
6 Kiaora Road 6 703558
7 Kiaora Road 1 75900
2 Patterson Street 18 12264
1 Anderson Street 3 12264
2 Anderson Street 20 12264

4 Anderson Street 19 12264
3-7 Anderson Street 6 & 7 12264
3-7 Anderson Street 4 12264
3-7 Anderson Street 5 12264
1-9 Patterson Street 81 774685
1-9 Patterson Street 9 12264
1-9 Patterson Street 1 508776
1-9 Patterson Street 1 502206
1-9 Patterson Street 1 509113
1-9 Patterson Street 1 207107
Part Kiaora Lane, Part Anderson 
Street and Part Patterson Street

Not available Not available
Source: Aerial - Google Earth, Cadastre - Woolahra Council

Table 1: Property Information
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The Kiaora Lands site comprises a total 
of 18 properties, providing a diversity of 
existing uses including, retail, residential, 
car park and roads.  Table 2 lists the use 
of each property, whilst Figure 3 and 
associated Photographs illustrate the 
existing development within the Kiaora 
Lands site.  .  

5. EXISTING SITE DEVELOPMENT

Court Road

Kiaora RoadKiaora Lane

Patterson Street

Anderson Street

New South Head Road

Address Use Photo 
Ref

4 3 3 - 4 5 1  N e w 
South Head Road 

Woolworths Supermarket 1, 2

1 Kiaora Road Single storey residential building 3
2 Kiaora Road Single storey residential building 4
3 Kiaora Road Single storey residential building 5
4 Kiaora Road Single storey residential building 6
5 Kiaora Road Single storey residential building 7
6 Kiaora Road Single storey residential building 8
7 Kiaora Road Single storey residential building 9
1 Anderson Street Single storey residential building 10
2 Anderson Street 2 storey residential fl at building 11

4 Anderson Street Single storey residential building 12
3 -7  Ande rson 
Street

Single storey commercial building

3 -7  Ande rson 
Street (Lots 4 & 5)

Anderson Street car park 13

2 Patterson Street Single storey residential building 14
1-9  Pat te rson 
Street

Kiaora Lane Car Park 15, 16

Part Kiaora Lane Kiaora Lane is a one way east 
bound service lane for properties 
fronting New South Head Road 
and as a pedestrian thouroghfare.  
Several arcades along Kiaora 
Lane give access to New South 
Head Road for pedestrians.

17

Part  Anderson 
Street

Anderson Street is a two way 
road that provides acess to 
the Anderson Street car park.  
Pedestrian access along Anderson 
Street is also available and 
provides an alternaive route to 
New South Head Road through the 
arcades along Kiaora Lane

18

Part Patterson 
Street

Patterson Street is a two way 
road that provides acess to 
the Patterson Street car park.  
Pedestrian access along Anderson 
Street is also available

19

1

2

4

5
6

7
8

9

1011

12

13

14

15

16
17

18

19

3

Photo 3: View of 1 Kiaora Road. Source TPG NSW.

Photo 1: View of Woolworths. Source TPG NSW. Photo 2: View of existing Woolworths from Kiaora 
Lane. Source TPG NSW.

Photo 4: View of 2 Kiaora Road. Source TPG NSW.

Photo 6: View of 4 Kiaora Road. Source TPG NSW.

Photo 7: View of 5 Kiaora Road. Source TPG NSW. Photo 8: View of 6 Kiaora Road. Source TPG NSW.

Photo 9: View of 7 Kiaora Road. Source TPG NSW. Photo 10: View of 1 Anderson Street. Source TPG 
NSW.

Photo 11: View of 2 Anderson Street. Source TPG 
NSW.

Photo 12: View of 4 Anderson Street. Source TPG 
NSW.

Photo 13: View of Anderson Street Car Park. 
Source TPG NSW.

Photo 14: View of 2 Patterson Street. Source TPG 
NSW.

Photo 15: View of Kiaora Lane Car Park looking 
south-east. Source TPG NSW.

Photo 16: View of Kiaora Lane Car Parking looking 
east. Source TPG NSW.

Photo 17: View down Kiaora Lane looking east. 
Source TPG NSW.

Photo 18: View Anderson Street looking south-
east. Source TPG NSW.

Photo 19: View down Patterson Street looking 
west. Source TPG NSW.

Photo 5: View of 3 Kiaora Road. Source Google 
Streetview

Figure 3: Existing Development Photo Position

Table 2: Existing Development
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6. SITE ANALYSIS

An analysis of key characteristics of the 
Double Bay Town Centre and the site has 
been prepared.  The analysis focuses on 
the use and character of Kiaora Lane, 
pedestrian movement and built form.  These 
are considered to be key characteristics to 
the Town Centre and the site and should be 
maintained and enhanced where possible.

The street system surrounding the site has 
a strong hierarchy with New South Head 
Road as the main arterial link, Manning 
and Kiaora Road’s as collector roads, with 
Patterson, Anderson and Court Road as 
local roads.  Kiaora Lane further breaks 
down the hierarchy.  

The existing character of the Kiaora Lands 
site is dominated by the Anderson Street 
and Kiaora Lane car parks surrounded by 
residential and retail/commercial uses.  

Kiaora Lane

Kiaora Lane is a one way west to east 
service lane between Manning Road and 
Kiaora Road.  It is currently used as an 
access road for delivery trucks/vans to the 
rear loading areas of businesses fronting 
New South Head Road.  Kiaora Lane is the 
only means to accessing these loading dock 
areas and further reinforces the importance 
of maintaining the Kiaora Lane’s function.

It is noted that laneways are a common 
feature in the Double Bay Town Centre, 
particularly to the north of New South Head 
Road.  These lanes (i.e. Knox, Goldman, 
Jamberoo and Gumtree) break down the 
block pattern and service loading dock 
areas.   

These laneways in the Double Bay Town 
Centre (including Kiaora Lane - see Figure 
5) also act as pedestrian links between 
roads and arcades.  

Kiaora Lands Boundary

Existing Pedestrian Links

Existing Vehicle Movements

New South H
ead Road

K
iaora Road

M
anning Road

A
nderson Street

Patterson Street

Kia
ora Lane

Cour t  Road

This dual function of the laneways in the 
Double Bay Town Centre adds a human 
scale to the existing block pattern and 
allows for better permeability between 
blocks.  

The proposed concept design recognises 
the importance of the lane and maintaining 
vehicular movement along the lane.  In 
order to further ensure pedestrian safety, 
Woolworths propose pavement treatment 
that will slow vehicle movement.  This 
will ensure that the lane is pedestrianised 
as desired by Council, whilst not limiting 
access to loading dock areas.

Pedestrian Links

Pedestrian movement within the Kiaora 
Lands site is well established and integrated 
with the existing road network.  In addition, 
arcades provide links to New South Head 
Road from the car park area (see Figure 4).  

The concept design recognises this by 
maintaining key pedestrian links through 
the building including through the building 
in line with the location of Anderson Street 
and an additional arcade between Kiaora 
Lane and New South Head Road.  

Built Form

The built form surrounding the site varies 
markedly from set back single storey 
dwellings to edge defining perimeter block 
buildings.  

As is typical along a commercial/retail strip 
such as New South Head Road, buildings 
are typically low in scale and provide a 
continuous street edge.  Awnings provide 
a human scale to these buildings and also 
provide shelter from the elements. 

In addition, there are examples of block 
defining developments that have been 
incorporated into the urban landscape.  

An analysis of surrounding developments 
that have incorporated edge defining 
buildings with elements such as colonnades 
has been prepared.  This analysis is shown 
in Figures 5 and 6.

These developments, including the Sir 
Stamford and Ritz Carlton Hotel’s have 
utilised colonnades, which provide a 
definite edge to the street.  In addition, the 
colonnades provide a delineation between 
public and private land  and an opportunity 
to accommodate outdoor cafe/restaurant 
seating without impacting on pedestrian 
movement.  

The new concept design has been 
developed to minimise the impact on 
adjoining properties by relocating and 
enclosing the car park ramp away from the 
Court Road properties while providing for 
a maximum 1:6 gradient so as to enable 
comfortable manoeuvring for users of the 
shopping centre and therefore improved 
driver safety.  The design provides for 
block defining edges with a colonnade to 
Kiaora Lane to accommodate the ramp to 
the parking which also allows for additional 
building articulation, designated pedestrian 
pathway and visual interest along the 
Kiaora Lane frontage. 

Figure 4: Existing Pedestrian and Vehicle Movements
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Figure 5: Existing Block Defi ning Developments with Colonnade Developments in Double Bay



6

Kiaora Lands Draft DCP  Submission

Figure 6: Existing Block Defi ning Developments with Colonnade Developments in Double Bay
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7. DRAFT DOUBLE BAY DCP:  APPENDIX 2 - KIAORA LANDS 2010

Council placed on exhibition the Draft LEP 
1995 (Amendment No. 67) and the Double 
Bay DCP: Appendix 2 - Kiaora Lands 2010 
(Draft DCP).  Both documents seek to 
amend previous provisions for the Kiaora 
Lands site.  

As part of the planning process, Council 
conducted extensive public consultation 
during the first half of 2010 with adjoining 
residents, stakeholders and the general 
community was undertaken.  From these 
consultations, Council has suggested 
several amendments to the DCP, including:

• Increase the setback at the southern 
boundary adjacent to the Court Road 
properties from 0 metres to 7.25 metres.

• Establish a 5 metres setback along the 
northern side of Patterson Street.

• Require vehicle ramps to be enclosed.

• Establish controls to address the treatment 
and amenity of the rooftop parking area.

• Identify trees located outside the building 
envelope that should be retained.

• Require the re-establishment of the tree 
lined nature of streets.

• Remove the freeboard requirements 
relating to the 1 in 100 years fl ood level.

• Increased setback to Court Road 
properties for provision of a larger buffer and 
landscaped area.

• Move the building bulk away from the Court 
Road properties.

• Reconfi gure of the preliminary design 
by moving the vehicular circulation ramps 
away from the facade nearest the properties 
fronting Court Road. 

Section A2.4 Built Form Envelopes of the 
Draft DCP details the setbacks, heights 
and building planes for future development 
within the Kiaora Lands site. 

Figures 7, 8 and 9 are extracts of Figure 
5 of the Draft DCP (pgs 149-151), currently 
on exhibition.  The extracts show edge 
conditions for the Kiaora Lands site that 
Council wishes to implement. 

Elements of Section A2.4 of the exhibited 
Draft DCP will not facilitate a design that 
minimises impacts such as bulk, scale and 
noise for adjoining property owners and 
residents.  

The Commission for Architecture and the 
Built Environment (CABE) (UK) in their 
publication By Design - Urban design 
in the planning system: towards better 
practice outlines good design practices 
with a number of principles including 
“continuity and enclosure” which states: 
Successful urban space (including 
street space) is defined and enclosed by 
buildings, structures and landscape.  The 
relationship between buildings on a street, 
and between buildings and the street, 
are key to this.  Buildings which follow a 
continuous building line around a street 
block and contain private space within 
back yards or courtyards are often more 
successful than individual buildings that 
stand in the middle of a site.

In order to achieve a design outcome which 
overcomes the key issues raised during 
the consultation process by residents and 
owners of properties in Court Road which 
back onto the site, as well as ensuring block 
defining development while facilitating a 
reasonable development potential, the 
following changes to the Draft DCP are 
sought:

• Allowing for a colonnade treatment 
along part of the Kiaora Lane frontage to 
accommodate the relocation of the vehicle 
ramps to the upper level car parking areas, 
thereby shifting the ramps away from 
the Court Road property boundaries will: 
a) reduce building bulk and provide for 
an increased setback to the Court Road 
common boundary, b) improve acoustic 
amenity to the Court Road residents and c) 
enable the inclusion of a ramping system 
which uses a gradient of 1:6 which is more 
comfortable for manoeuvring and therefore 

 1149 Part 8 – Appendix 2 

Figure 5 

Edge conditions 
A – 32° inclined plane springing from 3.5 metres south of the boundary, and with a building setback of 
7.25 metres from the boundary. 
B – 64° inclined plane springing from the boundary, and a building setback of 1.5 metres from the 
boundary. 
C – 32° inclined plane springing from the southern side of Patterson Street, and a building setback of
5 metres from the street boundary. 
F – Plaza edge façade up to 13 metres.  2 metre deep colonnade at ground level. 
G –Kiaora Lane and Road edge frontage up to 13 metres 
H – 45° inclined plane springing from a point 3 metres above ground level and 2.5m from the boundary 
to the adjacent property. 

 

Note: The shape and location of the plaza in the diagram above is indicative only 

Viewed from the north 

Viewed from the south 

Figure 7: Extract of Section A2.4 of Draft DCP.  Source:  Draft DCP Appendix 2 pg 149.

safer for drivers.   

• Deletion of the 5m setback to the Patterson 
Road frontage of the site, and replacement 
with a zero building setback along the 
Patterson Street frontage would aid in 
the delivery of a good design outcome in 
keeping with “block defi ning principles” for all 
street edges.

• Allowing Kiaora Lane to continue as it 
functions today as the primary service area  
for all properties which front New South Head 
Road with shared access for pedestrians 
rather than excluding truck usage.  To assist  
with managing this function, the proposed 
colonnade along Kiaora Lane will provide a 
designated walk-way for pedestrians which 
is separated from the carriageway for trucks.

• Block defi ning edges to all road frontages 
such as Patterson Street, Kiaora Road and 
New south Head Road promote safer by 
design principles and enable delivery of  
Crime Prevention Through Environmental 
Design (CPTED).  The building edge 
ensures natural access control and territorial 
enforcement, which clearly delineate the 
public space from the private space.

• The inclusion of an increased setback to 
the western boundary of 11 Patterson Street 
would provide additional building separation 
and perimeter landscaping/acoustic 
treatments so as to improve the amenity of 
the residential fl at building to the west.

The changes sought to the Draft DCP will 
enable the design solution proposed by 
Woolworths to remedy the key issues raised 
by the community, so as adjoining properties 
amenity can be reasonably maintained 
while at the same time delivering a new 
retail shopping facility.  Section 8 details the 
design solution, whilst Section 9 details the 
specific amendments to the Draft DCP.



8

Kiaora Lands Draft DCP  Submission

 1151 Part 8 – Appendix 2 

Conditions E + F Location Section

Condition G Location Section

Condition H Location                                                        Section
 

16.5m

1150 Part 8 – Appendix 2

Condition A Location Section

Condition B Location Section

Condition C Location Section

Condition D Location Section

16.5m

Figure 8: Extract of Section A2.4 of Draft DCP.  Source:  Draft DCP Appendix 2 pg 1150. Figure 9: Extract of Section A2.4 of Draft DCP.  Source:  Draft DCP Appendix 2 pg 151.
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Woolworths attended each of the meetings 
held by Council during the consultation 
process in the first half of 2010, and as 
a result understands the communities 
concerns.  The initial concept plan, dated 
April 2010, formed part of the consultation 
material.  Woolworths identified several key 
issues:

1. the need for an increased setback to 
Court Road properties;

2. the need to move the building bulk away 
from the Court Road properties; 

3. the need to reconfi gure of the preliminary 
design by moving the vehicular 
circulation ramps away from the facade 
nearest the properties fronting Court 
Road;

4. the need to reduce traffi c, light and noise 
spill at the interface with Court Road;

5. the need to screen the visibility of cars 
parked on the ground level; and

6. the need for a substantial landscaped 
buffer. 

In order to address these key issues, 
Woolworths has prepared a design solution.  
The design solution proposes the following:

A. Colonnade treatment along the Kiaora 
Lane building edge: The colonnade 
along the Kiaora Lane frontage will 
maintain a strong block defi nition and be 
in character with the Double Bay Town 
Centre (see Section 6).  In addition, 
the colonnade is necessary to enable 
the relocation of the internal ramps to 
shift from Court Road boundary.  The 
proposed new location of the internal 
ramps to the car parking levels extends 
over Kiaora Lane and has been designed 
as a colonnade as this provides several 
benefi ts, including: a) ramp gradient at 
1:6 to ensure clear sight lines, more 

8.  WOOLWORTHS DESIGN SOLUTION

Figure 10: Analysis of Draft DCP - Ground Floor

comfortable manoeuvring and a safer 
driving environment, (any steeper could 
affect user safety), and b) a designated 
pedestrian area in Kiaora Lane which 
provides for all weather access.

B. Zero metre setback to Patterson Street:  
Provides a street edge and applies 
Safer by Design principles by limiting 
hiding spots.  Refer to Appendix A 
“Concept section - Tree on Patterson 

Street”.

C. A 4.5m setback from Court Road 
boundary to provide for perimeter 
landscaping with a further 13m for upper 
levels, so as solar access and amenity 
is maintained .

D. A 6.25m setback from 11 Patterson 
Street residential fl at building to 
improve amenity and maximise building 
separation, with enclosed loading dock 

and ramp, to mitigate light spill and 
noise.

E. Continual one-way vehicle use of Kiaora 
Lane in order to maintain service access 
for existing properties and therefore 
maintaining its existing service and 
pedestrian functions.  

F Removal of the requirement of a 
colonnade at Plaza area has meant that 

C

D
F

E

the articulation of the building is more 
pronounced providing visual interest.

Figure 10 shows an analysis of the 
proposed Draft DCP requirements and its 
impact on the April 2010 design of the site. .

A

B

D
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Woolworths Design Solution, cont. 

Figure 12: Woolworths Design Solution - Ground Level

 Figures 12 shows the Woolworths concept plan for 
the ground level that has been designed to minimise 
impact on residents of Court Road and Patterson 

and Anderson Streets.  The proposed setbacks of at 
least 6.25m from 11 Patterson Street is also greater 
than the 1.5m proposed in the Draft DCP control.  

A full set of the concept plans can be viewed at 
Appendix A of this Report.  
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almost double that is called for in the Draft DCP.  
The proposed setbacks of at least 6.25m from 11 
Patterson Street is continued through to all levels of 

Figure 13: Design Solution - Upper Levels

Figures 13 shows the Woolworths concept plan for  
level 1 of the development.  The ramp to the upper 
parking levels is contained along the Kiaora Lane 

frontage, improving resident amenity from Court 
Road.  In addition, the setback from the Court Road 
boundary is in excess of 13m a the upper levels, 

the development.   

Woolworths Design Solution, cont. 
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9. PROPOSED MODIFICATIONS TO THE DRAFT DCP

To allow for a design that maximises setbacks 
and minimises impacts on neighbouring residents, 
several changes to the Draft DCP would be 
required.  These changes are identified in the 

 149 Part 8 – Appendix 2 

Figure 5 

Edge conditions 
A – 32° inclined plane springing from 3.5 metres south of the boundary, and with a building setback of 
7.25 metres from the boundary. 
B – 64° inclined plane springing from the boundary, and a building setback of 1.5 metres from the 
boundary. 
C – 32° inclined plane springing from the southern side of Patterson Street, and a building setback of
5 metres from the street boundary. 
F – Plaza edge façade up to 13 metres.  2 metre deep colonnade at ground level. 
G –Kiaora Lane and Road edge frontage up to 13 metres 
H – 45° inclined plane springing from a point 3 metres above ground level and 2.5m from the boundary 
to the adjacent property. 

 

Note: The shape and location of the plaza in the diagram above is indicative only 

Viewed from the north 

Viewed from the south 

 149 Part 8 – Appendix 2  

Figure 5 

Edge conditions 

B – 64° inclined plane springing from the boundary, and a building setback of 1.5 metres from the 
boundary. 
C - Patterson Street road edge frontage up to 13m
F – Plaza edge façade up to 13 metres.  
G –Kiaora Lane and Road edge frontage up to 13 metres. REMOVE 2 metre deep colonnade at ground level   

I – 45° inclined plane springing from a point 3 metres above ground level and 2.5m from the boundary 
to the adjacent property. 

 

Note: The shape and location of the plaza in the diagram above is indicative only 

Viewed from the north 

Viewed from the south 

A - 32° inclined plane springing from 3.5 metres south of the boundary with a building setback of 
4.5 metres from the boundary 

13m Height Limit

H – along Kiaora Lane at western end of building. 

New

South
Head Road

Court Road

Kiao
ra 

Road

Kiaora Lane

Patterson Street

Kiaora La

Patterste

Plaza

Court Road

A B I GC

FG B
B

H

4.5m
2.5m

1.5
m

0m

5m

1.5
m

Amendment to graphic to refl ect changes to edge 
conditions proposed below.

Amendment to graphic to refl ect changes to edge 
conditions proposed below.

Amendment to ‘Edge Conditions’ that would allow for the 
development to proceed in accordance with the design 
solution. 
The proposed amendments include:

A - a 4.5m setback at ground level along rear of Court Road 
boundary

C - building edge along the Patterson Street in response to 
Safety by Design Principles, minimise hiding spots.

F - removal of the requirement of a colonnade at the Plaza 
allows for a better articulated building 

H - 3.2m deep colonnade encouraging an active street edge and 
visual interest

I - edge treatment H of the Draft DCP has been renumbered.

columns below. Column 1 shows extracts from the 
existing draft controls, whilst Column 2 shows the 
suggested amendments that would accommodate 
the Woolworths concept plan.

Column 1:  Existing Draft Controls Column 2: Proposed Changes to Draft Controls
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1150 Part 8 – Appendix 2

Condition A Location Section

Condition B Location Section

Condition C Location Section

Condition D Location Section

16.5m

150 Part 8 – Appendix 2

Condition A Location Section

Condition B Location Section

Condition C Location Section

Condition D Location Section

16.5m

32o 6.
72

m

13m

Kiaora Lands

4.5m 3.5m

32o

13m

Patterson Street
18m

Note: Building design to preserve the
London Plan tree opposite 4 Patterson Street

A - allowing a setback of 4.5m 
at the ground level would still 
maintain the building envelope 
set by the Draft DCP and in 
addition minimise the loss of 
parking spaces

C - a building edge along the 
Patterson Street is proposed 
as a response to Safety by 
Design Principles, minimise 
hiding spots.  In addition, 
it provides a clean edge 
to the development whilst 
maintaining a suffi cient 
setback, allowing solar 
access of adjacent residential 
properties.

Proposed Modifications to the Draft DCP, cont.

Column 1:  Existing Draft Controls Column 2: Proposed Changes to Draft Controls
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 1151 Part 8 – Appendix 2 

Conditions E + F Location Section

Condition G Location Section

Condition H Location                                                        Section
 

 

16.5m

 151 Part 8 – Appendix 2  

Conditions E + F Location Section

Condition G Location Section

Condition I Location                                                        Section

Condition H Location Section

Kiaora 
Lane

32
o

Plaza 22m Minimum

16.5m

9m

13m

3.2m Colonnade

13m

E- F - removing the requirement 
for a colonnade at the 
Plaza will allows for a better 
articulated building and 
improve visual interest.

H - new edge condition 
incorporating a colonnade 
into this section of the 
development will allow for 
the relocation of the parking 
access ramp away from the 
Court Road residents.  It will 
also encourage an active 
street edge, with opportunity 
to use the area without 
impeding on pedestrian 
movement. In addition, such 
a treatment would improve 
visual interest along Kiaora 
Lane.

I - edge treatment H of the Draft 
DCP has been renumbered 
to I.

G - delete section view - replace 
with H below

Proposed Modifications to the Draft DCP, cont.

Column 1:  Existing Draft Controls Column 2: Proposed Changes to Draft Controls
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10. CONCLUSION

Woolworths propose a design solution 
to address the key concerns raised by 
adjoining owners and residents identified 
during the consultation meetings held 
earlier in 2010. This design solution 
also seeks to provide for a functional 
outcome with minimal  impacts to adjoining 
residential properties so as not to adversely 
affect development potential. The design 
solution can ensure:

a) Appropriate setbacks to adjoining 
properties which in some cases are greater 
than those proposed in the exhibited Draft 
DCP. The amendment sought propose to 
move building bulk away from common 
boundaries with adjoining residential 
properties;

b) Contain noise within the building and move 
car circulation away from the properties 
fronting Court Road;

c) Allow for Kiaora Lane to continue to 
function as a service lane with pedestrian 
movements while being enhanced by 
promoting street activating shop frontages 
and designated pedestrian paths in a 
colonnade;

d) Block defi ning retail development at the 
ground fl oor to all street frontages to mitigate 
against hiding spots and promote Safer by 
Design principles;

e) Enable one way movements through the 
site for trucks servicing the western loading 
dock from Kiaora Lane and providing for 
an increased setback from the adjoining 
property to the immediate west in Patterson 
Street;

f) Provide for an optimal building footprint 
and internal shop space confi gurations; and

g) Provide for ramp access from the ground 
level to the upper levels using 1:6 gradients 
so as to allow for clear sight lines, and 
an effi cient design without loss of parking 
spaces or internal shop space confi gurations.

A full set of the concept design (as listed in 
Table 3) for Kiaora Lands can be viewed at 
Appendix A of this Report.

TPG on behalf of Woolworths request that 
Council continue the dialogue started with 
the community in April 2010 and enable 
Woolworths to present the revised concept 
as the response to the issues raised by 
participants.  

TPG request Council amend the version 
of the Draft DCP detailed at Column 1 of 
Section 9 with the suggested changes in 
Column 2 of Section 9.  The design solution 
proposed by Woolworths is considered  
more responsive to the sensitivities of the 
surrounding environment and key issues 
raised by adjoining property owners and 
residents.   

Drawing Name Drawing No.
Ground Floor Plan 3109_SK412
Level 1 Floor Plan 3109_SK413
Level 2 Floor Plan 3109_SK414
Level 3 Floor Plan 3109_SK415
Level 4 Floor Plan 3109_SK416
Roof Plan 3109_SK417
6-16 Court Road 3109_SK11
Sections 3109_SK400
Colonnade Option 3109_SK408
Concept Sketch – Tree on 
Patterson Street

3109_SK390

Kiaora Lane Concept 3109_SK421
Kiaora Lane Concept 3109_SK419
Kiaora Lane Concept 3109_SK418
Patterson Street Concept 3109_SK402

Table 3:  Drawing List
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APPENDIX A
Kiaora Land Concept Plans































 

 

 

 

November 12, 2010 

General Manager 

Woollahra Council 

 

Dear Sir, 

RE:  KIAORA LANDS DRAFT DEVELOPMENT CONTROL PLAN 

I am writing to you in my capacity as a resident of 6 Court Road Double Bay whose home is directly 
adjacent to the proposed Woolworths development on Kiaora Lands and therefore someone whose 
life will be greatly impacted as a result.  I am also worried about the effect the development will 
have on Double Bay and its very special village atmosphere.   

My main concerns are as follows: 

Setbacks 

The current proposal includes a recommendation for a setback at the rear of my Court Rd home of 
just 7.25 metres.  Considering that what will be adjoining my property will not be a residence but an 
enormous commercial development, this setback is clearly inadequate. I would maintain that where 
a large commercial development adjoins a residential property a proper buffer zone must be 
created. 

Furthermore, the calculation of the 7.25 metre setback is based on a false premise.  It is standard 
planning practice to base a setback of 25% on the depth of the development site.  This development 
site is around 60 metres in depth, therefore requiring a setback of at least 14 metres in order to 
comply with Council’s own planning practices. 

Trees 

In order for this development to go ahead around 50 trees will be destroyed.  This includes many 
beautiful trees currently growing on private land owned by Woolworths.  It seems most unlikely that 
any other private landholder in the Municipality would be allowed to destroy even one thriving 
trees, let alone the dozens that will be cut down as a result of the Kiaora Road development.  In 



addition, many trees on public land will be destroyed, including some of the London Planes in 
Anderson Street. 

A way in which this destruction of trees and thus the Double Bay environment can be offset is to 
utilize the proposed 14 metre set back behind Court Rd residents’ homes for the planting of mature 
trees, together with additional landscaping.  This would have the added benefit of screening 
residents’ homes from the development and would also contribute to noise abatement. 

Car Park Noise 

In the current car park plans it seems that the ground floor parking which directly adjoins my and 
other Court Road homes has an open roof.  A fully enclosed ground floor carpark is really essential, 
for otherwise the noise levels will be appalling, not only from the cars in that portion of the car park 
that doesn’t have a roof, but from all the other cars as well as their noise will travel though the 
ground floor and exit at the point where cars are not enclosed, which happens to be just at the rear 
of my property. 

For the same reasons, it is absolutely essential that the car park ramps, even if enclosed, be located 
well away from residents’ homes.  Otherwise, I would find myself in the position of having a ramp 
just metres from the rear of my garden. 

Traffic 

It is essential for council to appoint an independent Traffic consultant to examine all impacts on 
traffic and parking in the immediate area surrounding the proposed development.  This is such an 
important issue that relying merely on Woolworths traffic consultant would seem extremely 
problematic.  A particular concern of mine is additional traffic in Court Road, a modest and entirely 
residential street.  I am also worried about the junctions of Manning Road and Kiaora Road where 
they meet New South Head Road.  Currently, at times it is hard to exit my street to turn right into 
Manning Road because the traffic is so banked up in Manning Road.  Trying to turn right into 
Manning Road from New South Head Road is often just dangerous as there is not enough space now 
to accommodate the number of cars wishing to turn.  Entering and exiting at Kiaora Road brings 
many other problems, due to the number of lights, roads and crossings together with the volume of 
cars and pedestrians that already exist. 

I do hope that Council will take the above serious concerns into account and modify the Draft 
Development Control Plan accordingly. 

Yours faithfully, 

 

 

Alexandra Joel 



  
Lesli Berger <lberger@fivex.com.au>  
12/11/2010 11:30 AM  
To records@woollahra.nsw.gov.au 
cc 
 
Subject 
Submission Regarding Planning Proposal and Draft DCP for Kiaora Lands,  
Double Bay 
  
 
  
The General Manager 
Woollahra Municipal Council 
 
Dear Sir, 
 
I am the General Manager of Fivex Commercial Property and we own 374 and  
376-382 New South Head Road, Double Bay. 
 
While we acknowledge our properties will not be directly effected by the  
proposed Kiaora Lands Redevelopment ("the Kiaora Lands Redevelopment"), I  
thought it appropriate to make public comment given the Kiaora Lands  
Redevelopment will be a substantial addition to the Double Bay Commercial  
Centre and will form an important part of the revitalisation of the Double  
Bay Commercial Centre should the Kiaora Lands Redevelopment proceed. 
 
I have reviewed the Planning Proposal ("The LEP") and Draft DCP ("The DCP 
") for Kiaora Lands, Double Bay and note with some interest the Concept  
Plans prepared by Nettleton Tribe in April 2010 ("The Concept Plans"). 
 
The general principle I adopt is that while it is critically important to  
enable the Kiaora Lands Redevelopment and the ongoing revitalisation of  
Double Bay to go ahead, strategically, the increases in height and floor  
space that are required to achieve this objective should predominantly  
occur in parts of Double Bay that do not directly effect the amenity of  
surrounding residents. My goal is to make a constructive contribution to  
assist the Council and residents in finding a way forward that balances  
everyone's interests whilst ensuring the Kiaora Lands Redevelopment  
remains commercially viable for Woolworths. The majority of my comments  
relate to the Concept Plans, which I understand are indicative only. 
 
Setbacks: 
 
In my opinion the proposed setbacks to the neighbouring residents along  
Court Road are insufficient. Given the scale of the development it is  
appropriate to increase the setbacks to appropriately protect resident  
amenity. Of course, this will mean a reduction in the number of car spaces  
that can be accommodated at ground level, however, I believe there are  
opportunities to increase car spaces at roof level which I will shortly  
discuss in more detail. 
 
Car Park Noise: 
 
There is no doubt that the current configuration of the car park will  
increase noise impacts to surrounding residents, particularly the ground  
floor parking. From my experience, concrete car parks are noisy,  
particularly when noise can bounce off the roof of the ground floor car  
park in particular as shown in the Concept Plans. Noise impacts must be  
appropriately addressed in any future Development Application and  
appropriate noise controls placed into the DCP. From my experience, I  



believe the noise impacts from the rooftop car park while they will also  
need to be appropriately assessed, will not cause the same noise impacts  
to surrounding residents. 
 
Relocation of Car Park Ramp: 
 
I think it would be a very poor design outcome to allow the proposed car  
park ramp to be constructed adjacent to the neighbouring residents. Not  
only will it unnecessarily increase the bulk as perceived by neighbouring  
residents along Paterson Street and Court Road, but there are obvious  
alternate locations of the car park ramp particularly if it is relocated  
closer to the Kiaora Lane frontage. Appropriately designed, I believe  
there is sufficient space to comfortably enable the Redevelopment to  
maintain the net lettable area for the proposed first floor Woolworths  
supermarket whilst also appropriately relocating the location of the car  
park ramp. 
 
Increase in Height and Floor Space of Office Development Facing New South  
Head Road: 
 
In return for accepting greater setbacks along the boundary with the  
neighbouring residents along Court Road, I believe it is appropriate to  
allow an increase in height and floor space to the proposed buildings that  
are directly facing New South Head Road. Importantly, any increase in  
height and floor space for the New South Head Road frontage will not  
unreasonably increase amenity impacts to surrounding residents. 
 
Opportunity to increase Roof Space Parking on Level 2 with an overhead  
carriageway linking the New South Head Road Building with the Kiaora Lane  
Building: 
 
In my opinion there is opportunity to link the rooftop parking on top of  
the Kiaora Lane Building with the Office Development along New South Head  
Road. A carriageway or pedestrian/car bridge could be constructed over  
Kiaora Lane linking the two main sections of the Kiaora Lands  
Redevelopment currently split by Kiaora Lane and creating an opportunity  
to increase the amount of parking on Level 2 of the Redevelopment by  
extending the rooftop parking onto the Office Development along New South  
Head Road. In order to make the car park configuration work reasonably  
efficiently, there may need to be some more links over the proposed void  
space between the New South Head Road commercial buildings, but I believe  
a very attractive proposal that enables appropriate light to filter  
through to the ground level and the proposed public open space could be  
appropriately designed. Of course, from a commercial perspective it would  
mean that the proposed office accommodation on Level 2 on New South Head  
Road would need to be incorporated within the increased height and  
floorspace I have proposed above. 
 
Well designed linkages between buildings have become a feature of our city  
best exemplified by Westfield Bondi Junction and the new Westfield  
development in Pitt Street Mall and I believe as a matter of principle  
having appropriate provisions in the LEP and DCP enabling above-ground  
linkages are appropriate town planning controls. 
 
An idea worth considering is whether or not other future developments  
along New South Head Road adjacent to the Kiaora Lands Redevelopment could  
have pedestrian/car bridges linking them to the Rooftop car park level of  
the Redevelopment and enabling them to provide future above ground parking  
or direct access to their property from the Redevelopment.  
 
Proposed Control to enable pedestrian linkage across New South Head Road,  



linking the two sides of Double Bay split by New South Head Road: 
 
In my view, the Council should have a control in the LEP or DCP  
encouraging a pedestrian link spanning New South Head Road. Clearly, the  
link would need to be at a height that does not effect truck or bus  
movements, however, as an aspirational goal, I think it would be  
worthwhile for Council to include such a provision in the Council's town  
planning controls. I think there is little doubt such a link is currently  
not economically feasible, however, it is important that town planning  
controls have sufficient flexibility to enable future development as it  
becomes economically viable. 
 
Kind regards, 
 
  
Lesli Berger 
General Manager 
Fivex Commercial Property 
W: 02 8920 1233 
www.fivex.com.au 
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Rafi	  Assouline	  
8	  Court	  Road,	  Double	  Bay	  
Mobile:	   	   0404	  717777	  
Postal	  address:	   po	  box	  2038	  
	   	   	   Rose	  Bay	  North	  2030	  
	   	   	   NSW	  
	  
The	  General	  Manager	  	  
Woollahra	  Municipal	  Council	  
PO	  Box	  61	  
Double	  Bay	  1360	  
	  
Dear	  Sir,	  
	  
Re:	  	  1064.G	  Kiaora	  Lands	  Planning	  Proposal	  &	  Draft	  DCP	  
	  
I	  am	  the	  owner	  of	  8	  Court	  Road,	  Double	  Bay.	  I	  have	  a	  few	  concerns	  regarding	  
Kiaora	  lands	  planning	  proposal	  and	  draft	  DCP.	  
	  
1.	  	  My	  primary	  concern	  is	  about	  the	  set	  back	  on	  the	  southern	  boundary	  must	  
be	  increase	  from	  7.25m	  to	  14m	  in	  order	  to	  inform	  with	  principles	  normally	  
adopted	  by	  council.	  (standard	  practice	  is	  to	  calculate	  a	  setback	  based	  on	  25%	  of	  
the	  depth	  of	  the	  development	  site.	  As	  the	  approximate	  depth	  of	  this	  proposed	  
development	  site	  is	  60	  meters,	  a	  setback	  of	  just	  7.25	  meters	  is	  less	  then	  half	  the	  
norm	  –	  and	  is	  therefore	  completely	  inconsistent	  with	  council	  own	  planning	  
principles.	  
	  
2.	  	  Trees	  –	  the	  Woolworths	  development	  will	  see	  approximately	  50	  trees	  
destroyed	  including	  some	  of	  the	  magnificent	  London	  Planes	  in	  Anderson	  Street,	  
the	  community	  should	  be	  compensated	  at	  least	  in	  part	  for	  this	  loss	  by	  having	  the	  
southern	  setback	  areas	  fully	  landscaped	  with	  the	  inconsistent	  with	  Council’s	  own	  
planning	  principles.	  
	  
3.	  	  Car	  park	  noise	  –	  the	  current	  Woolworths	  concept	  plans	  for	  the	  development	  
allow	  for	  car	  parking	  on	  the	  ground	  floor	  which	  is	  only	  partially	  enclosed	  and	  
parking	  on	  the	  top	  floor	  which	  is	  totally	  open	  to	  the	  elements.	  	  eminent	  
architects	  have	  advised	  me	  that	  have	  ground	  floor	  car	  park	  only	  partly	  enclosed	  
could	  reduce	  an	  acoustic	  bounce,	  creating	  an	  intolerable	  level	  of	  noise	  for	  
neighboring	  residents.	  I	  am	  urging	  council	  to	  amend	  the	  draft	  DCP	  to	  ensure	  that:	  
The	  car	  ark	  on	  the	  ground	  floor	  is	  totally	  enclosed.	  
Any	  car	  park	  ramping	  linking	  floors	  is	  located	  away	  from	  residential	  properties.	  
The	  rooftop	  carpark	  is	  designed	  in	  such	  a	  manner	  that	  noise	  generated	  onto	  
surrounding	  residential	  properties	  in	  Edjecliff,	  Darling	  Point,	  Wooollahra	  and	  
Bellevue	  Hill	  is	  no	  grater	  than	  the	  background	  noise	  level.	  Though	  DBRA	  is	  not	  
seeking	  enclosure	  of	  the	  roof	  top	  car	  parking,	  some	  form	  of	  acoustic	  baffle	  or	  
roof	  top	  landscaping	  should	  be	  utilized	  in	  order	  to	  reduce	  noise.	  
	  



4.	  	  Traffic	  –	  I	  grave	  doubts	  as	  to	  whether	  the	  current	  road	  system	  in	  surrounding	  
areas	  has	  the	  capacity	  to	  cope	  with	  the	  extra	  traffic	  that	  Woolworths	  is	  
forecasting	  particulry	  at	  the	  junction	  of	  New	  south	  head	  road	  /	  Manning	  road	  
and	  New	  south	  head	  road/	  Kiaora	  Road.	  Council	  should	  not	  rely	  on	  a	  
Woolworths	  commissioned	  survey	  to	  examine	  this	  issue	  but	  should	  appoint	  an	  
independent	  traffic	  consultant	  to	  undertake	  a	  peer	  review	  of	  the	  draft	  DCP	  from	  
a	  traffic	  and	  parking	  perspective.	  
	  
I	  urge	  you	  to	  look	  at	  all	  those	  concerns	  with	  a	  great	  attention	  as	  the	  impact	  on	  
me	  will	  be	  enormous.	  

	  
	  
	  
	  
	  
	  
Best	  regards,	  
	  
Assouline	  Rafi	  –	  owner	  of	  
8	  Court	  Road,	  Double	  Bay	  
	  
	  
	  



  
bruce Forster <forster.bruce@gmail.com>  
12/11/2010 01:32 PM  
To records@woollahra.nsw.gov.au 
cc 
 
Subject 
Kiaora Lands Submission 12th November 2010 
  
 
General Manager 
Woollahra Council 
 
 
Dear Sir 
I refer to both the Kiaora lands Planning Proposal and 
Appendix 2-Kiaora Lands-2010, that forms part of the Double Bay 
Centre, DCP, Amendment No. 3.  Please see my comments and objections 
as follow - 
 
Planning Proposal 
 
(a) The Woolworths' concept plans 
dated April 2010, that were included as supporting documents, are now 
out of date.  As I understand amended plans are now with Council, and 
whether formally or informally submitted to Council, it is in the 
public interests that these should be made available to the public, so 
that any additional objections can be made after the closing date of 
the 12th of November, 2010. 
 
(b)  I would suggest that as soon as 
possible an independent Traffic Consultant be appointed by Council to 
review the parking, traffic and access arrangements under the amended 
Woolworths' concept plan and the draft DCP, so that Council officers 
will have a well researched view prior to Woolworths submitting their 
DA. 
 
(c)  The aerial photo of Kiaora 
Lands shown in the Planning Proposal should be updated for Council's 
records as there are existing buildings bordering the site that have 
been built since the photograph was taken. 
 
 
Draft DCP 
 
(a) The 3rd paragraph of the 
background statement on page 141 should be removed as it is not clear 
as to what can occur "beyond the boundary". 
 
(b)  Edge Condition A - normally 
building setbacks are 25% of the the depth of the development site 
(not the depth of the adjoining properties).  This would mean that the 
setback should be approximately 15m rather than 7.25 metres as 
proposed.  In addition the setback area should be fully landscaped 
with intensive planting of evergreen trees, but of a mature height 
that would not overshadow the open space areas of adjoining 
residential properties. 
 
(d)  Edge Condition H - As there 
are bedrooms and living areas of a number of apartments on the 
northern side of No. 8 Kiaora Road, to provide adequate sunlight and 



noise protection, either the setback should be increased to 5 metres 
or the inclined plane should  be 32 degrees, not 45 degrees as 
proposed. 
 
(e) Edge Condition G - the 
building edge facing Kiaora Road should have conditions imposed that 
require similar conditions to those in A2.5.3 conditions C3 and C4, 
rather than having a 13 metre high, vertical structure facing directly 
onto Kiaora Road that could be built under the proposed conditions. 
 
(f)  A 2.5.3 Built form south of 
Kiaora Lane - Control C2 should include reference to intensive 
planting (referred to previously under my heading Edge Condition A). 
In addition the control should include a statement that the setbacks 
should contain only landscaping and no other structures or built 
elements.  An additional control should be added to restrict apertures 
or openings where the development faces residential properties. 
 
(g) A 2.5.6 Carpark and Loading 
Design - Control C10 should include the provision that some vehicular 
access can be provided to and from the western end of Kiaora Lane, 
outside the Kiaora Lands footprint.  Any traffic that can be directed 
away from the southern areas will reduce the impact of traffic noise 
on residences.  Additional controls should also be added to restrict 
vehicle, plant and equipment noise onto adjoining residential 
properties, and ensure that the ground level carpark, and ramps, be 
fully enclosed, particularly on the southern boundary of the proposed 
development where it adjoins residential properties facing Court Road. 
 
(h)  A 2.5.7 Roof Design - An 
additional control should be added that requires the use of baffles or 
similar to reflect roof noise away from Court Road residences, 
particularly at the rear of 14-16 Court Road, where the living and 
open space areas of the top floor apartment (Apt. 5), face north 
directly onto the development, and at a height just below the height 
of the proposed carpark. 
 
 
Yours sincerely 
 
Bruce Forster 
 
--  
Professor Bruce Forster AM FIEAust 
 
Visiting Professor UNSW 
 
Managing Director 
Asia-Pacific Remote Sensing Pty Ltd 
 
Chairman, Certification Committee, Remote Sensing and Photogrammetry 
Commission, Surveying and Spatial Sciences Institute 
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