
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Agenda: Urban Planning Committee 
 
 
Date: Monday 25 July 2011  
 
 
Time: 6.00pm 



 

 

 
Outline of Meeting Protocol & Procedure: 
 

• The Chairperson will call the Meeting to order and ask the Committee/Staff to present 
apologies or late correspondence. 

• The Chairperson will commence the Order of Business as shown in the Index to the Agenda. 
• At the beginning of each item the Chairperson will ask whether a member(s) of the public 

wish to address the Committee. 
• If person(s) wish to address the Committee, they are allowed four (4) minutes in which to do 

so.  Please direct comments to the issues at hand. 
• If there are persons representing both sides of a matter (eg applicant/objector), the person(s) 

against the recommendation speak first. 
• At the conclusion of the allotted four (4) minutes, the speaker resumes his/her seat and takes 

no further part in the debate unless specifically called to do so by the Chairperson. 
• If there is more than one (1) person wishing to address the Committee from the same side of 

the debate, the Chairperson will request that where possible a spokesperson be nominated to 
represent the parties. 

• The Chairperson has the discretion whether to continue to accept speakers from the floor. 
• After considering any submissions the Committee will debate the matter (if necessary), and 

arrive at a recommendation (R items which proceed to Full Council) or a resolution (D items 
for which the Committee has delegated authority). 

 
Recommendation only to the Full Council (“R” Items) 
  
• Such matters as are specified in Section 377 of the Local Government Act and within the 

ambit of the Committee considerations. 
• Broad strategic matters, such as:- 

- Town Planning Objectives; and 
- major planning initiatives. 

• Matters not within the specified functions of the Committee. 
• Matters requiring supplementary votes to Budget. 
• Urban Design Plans and Guidelines. 
• Local Environment Plans. 
• Residential and Commercial Development Control Plans. 
• Rezoning applications. 
• Heritage Conservation Controls. 
• Traffic Management and Planning (Policy) and Approvals. 
• Commercial Centres Beautification Plans of Management. 
• Matters requiring the expenditure of moneys and in respect of which no Council vote has been 

made. 
• Matters reserved by individual Councillors in accordance with any Council policy on 

"safeguards" and substantive changes. 
 

Delegated Authority (“D” Items) 
 

• To require such investigations, reports or actions as considered necessary in respect of matters 
contained within the Business Agendas (and as may be limited by specific Council 
resolutions). 

• Confirmation of the Minutes of its Meetings. 
• Any other matter falling within the responsibility of the Urban Planning Committee and not 

restricted by the Local Government Act or required to be a Recommendation to Full Council 
as listed above. 

• Statutory reviews of Council's Delivery Program and Operational Plan. 
 
Committee Membership:    7 Councillors 
Quorum:  The quorum for a committee meeting is 4 

Councillors. 



 

WOOLLAHRA MUNICIPAL COUNCIL 
 

Notice of Meeting 
 
 
 
 21 July 2011  
 
 
To:    Her Worship The Mayor, Councillor Isabelle Shapiro ex-officio 

Councillors Chris Howe  (Chair) 
Lucienne Edelman (Deputy) 
Nicola Grieve 
Ian Plater 
David Shoebridge 
Malcolm Young 
Toni Zeltzer 

 
 
 
Dear Councillors 
 
 

Urban Planning Committee Meeting – 25 July 2011  
 
 
In accordance with the provisions of the Local Government Act 1993, I request your 
attendance at a Meeting of the Council’s Urban Planning Committee to be held in the 
Thornton Room (Committee Room), 536 New South Head Road, Double Bay, on 
Monday 25 July 2011 at 6.00pm. 
 
 
 
 
Gary James 
General Manager 
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Additional Information Relating to  
Committee Matters 

 
 
 
Site Inspection 
 

 

 

 

 

 
Other Matters 
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Meeting Agenda 
 
  
Item 

 
Subject 

 
Pages

  1 
2 
 
 
3 

Leave of Absence and Apologies 
Late Correspondence 
Note Council resolution of 27 June 2011 to read late correspondence in conjunction 
with the relevant Agenda Item 
Declarations of Interest 
 

 

Items to be Decided by this Committee using its Delegated Authority 
 
D1 Confirmation of Minutes of Meeting held on 11 July 2011  1 

Items to be Submitted to the Council for Decision 
with Recommendations from this Committee 

 
R1 Heritage Assessment of 12 Olola Avenue, Vaucluse 2 

R2 Double Bay Commercial Centre – Planning & Economic Concessions 
to encourage Hotels 

33 

 



Woollahra Municipal Council 
Urban Planning Committee   25 July 2011 
 

 

H:\Urban Planning Committee\AGENDAS\2011\july25-11upage.doc                                                                  Page 1 of 1 

 
Item No: D1 Delegated to Committee 

Subject: Confirmation of Minutes of Meeting held on 11 July 2011  

Author: Les Windle, Manager – Governance 
File No: See Council Minutes 
Reason for Report: The Minutes of the Meeting of Monday 11 July 2011  were previously 

circulated.  In accordance with the guidelines for Committees’ operations it 
is now necessary that those Minutes be formally taken as read and 
confirmed. 

 
Recommendation: 
 
That the Minutes of the Urban Planning Committee Meeting of 11 July 2011  be taken as read and 
confirmed. 
 
 
 
 
 
Les Windle 
Manager - Governance 
 



Woollahra Municipal Council 
Urban Planning Committee   25 July 2011 
 

 

H:\Urban Planning Committee\AGENDAS\2011\july25-11upage.doc                                                                  Page 1 of 1 

 
Item No: R1 Recommendation to Council 

Subject: Heritage Assessment of 12 Olola Avenue, Vaucluse 

Author: Sara Reilly Strategic Heritage Officer 
File No:  
Reason for Report: To respond to an adopted notice of motion requiring an investigation on 

adding 12 Olola Avenue, Vaucluse, as a heritage item 
 
Recommendation: 
 
A. That the heritage assessment for 12 Olola Avenue be received and noted. 
 
B. That Council not pursue the heritage listing of 12 Olola Avenue, as the building does not 

fulfil sufficient criteria to be listed as a heritage item. 
 
 
 
1.0 Background 
 
Council adopted a notice of motion on the 30 May 2011: 

 
A. That Council as soon as possible investigate adding to our heritage register 

Nos 11 and 12 Olola Ave, Vaucluse. 
 
B. That Council notify the owners of Nos 11 and 12 Olola Avenue, Vaucluse advising 

them that Council is considering including the properties on the Council heritage 
register. 

 
This heritage assessment partially responds to part A of the decision by assessing the significance of 
12 Olola Avenue. The assessment of 11 Olola Avenue will be subject of a separate report at a later 
date. The assessment of 12 Olola Avenue was considered to be of a more urgent nature than the 
assessment of 11 Olola Avenue because of the current appeal in the Land and Environment Court to 
seek approval to demolish 12 Olola Avenue. 
 
The owners of 11 and 12 Olola Avenue have been notified of Council’s intention to consider listing 
the two properties in response to part B of the Council’s decision. 
 
A development application was submitted in December 2010 for the demolition of the existing 
building at 12 Olola Avenue and construction of a new dwelling (DA 706/2010). The heritage 
referral response to the application dated 8 March 2011 stated that the application should be refused 
and that “The significance of 12 Olola Avenue should be assessed to see whether it reaches the 
criteria for listing as a heritage item under Woollahra LEP 1995.” The heritage referral is attached 
as Annexure 1.  
 
Following the deemed refusal of the development application, the owner of 12 Olola Avenue 
submitted a Class 1 appeal in the Land and Environment Court against the refusal of the 
development application. Heritage and planning concerns were both important components of the 
reasons for refusal.  
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On the 3 June 2011, Council wrote to the Heritage Branch requesting that an interim heritage order 
be placed on the building, to give Council sufficient time to assess the significance of the building. 
Council had been informally advised by the neighbour at 11 Olola Avenue that the owner would 
seek to demolish the building under the State Environmental Planning Policy (Exempt and 
Complying Development Codes) 2008, and it was considered that there was reasonable cause to 
expect that the owner would seek immediate demolition of 12 Olola Avenue under a complying 
development certificate. 
 
The Heritage Branch advised on 7 July 2011 that despite support for the potential listing from the 
Heritage Branch, the Minister for Heritage had declined to grant the interim heritage order. 
 
As a result of a preliminary field study of known bungalows and further research carried out by 
Council’s Strategic Heritage Officer as part of preparation for the court appeal, it was concluded 
that the building did not reach sufficient criteria for listing as a heritage item in Woollahra LEP 
1995. A joint statement of evidence was prepared together with the applicant’s heritage expert and 
submitted to court. (Annexure 2) 
 
2.0 Introduction  
 
The site is known as 12 Olola Avenue, Vaucluse, and was originally named ‘Burrawong’ and later 
possibly ‘Redington’. The real property description is Lot 1, DP 956763. 
 
The existing building on the site is technically an Inter-War bungalow, as it was constructed in 1922 
and is of bungalow form and style. Further details regarding the building’s style and whether it may 
be described as a Californian bungalow are discussed in detail later in this report. 
 
The following building and development applications have been lodged with Council: 
 
- BA 9024/1922: original plans and specifications 
- BA 9099/1934: new brick room to rear elevation under existing skillion roof, replacing fibro walls 
- BA 74/1952: bathroom and kitchenette to basement level 
- BA 353/1956: inclinator and new timber shingled landing; never constructed 
- DA 197/1989: demolition and new dwelling; never constructed. 
 
The building is within the vicinity of heritage listed trees located on 4, 14, 24, 25, 27, 28, 33, 46 and 
47 Olola Avenue and within the road reserve of Olola Avenue. The building is in the vicinity of the 
Vaucluse House Estate which is a heritage item. 
 
3.0 Historical notes 
 
3.1 Significance of Vaucluse House 

From the heritage inventory sheet on the NSW Heritage Branch database 
 

Vaucluse House is significant because of its association with the Wentworth family and their 
aspirations. It has a large collection of surviving original documentary evidence relating to the 
house, its contents and occupants. There are a number of extant buildings and gardens and the house 
retains relative intactness of form, interior space and detailing predating 1900. (Bravery1997:10-11) 
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Vaucluse House is a large Gothic style residence built around a much smaller house in stages. It has 
crenellated parapets, turrets and iron verandah posts. The verandah returns on three sides of the bay-
windowed front which has french windows with louvered shutters. The rear wings enclose a small 
courtyard, most windows being 12 pane type and doors of six panels. The roofs are slate and 
galvanised iron.  
 
The interior contains much fine Georgian cedar joinery, marble chimney pieces and Pompeii tiles to 
the hall floor. (Sheedy 1973) The main complex comprises two connecting two storey and one three 
storey building which contain reception rooms, halls, guest bedrooms, family rooms and bedrooms, 
servants quarters and the service wing. Adjacent to the scullery are the dairy and larder.  
 
To the south is a building identified in 1853 as a store. The cottage layout suggests it was used 
originally as a house. A guardhouse is attached to, and post dates, the northwestern corner of the 
courtyard wall. The laundry is immediately west of the house and creek.  
 
On the western side of the walled courtyard are a reservoir and pump associated with the water 
supply to the 1861-62 first floor bathroom, dressing room and watercloset attached to the rear of the 
bedroom wing. The stable is a two storey building with stalls, carriage and tack rooms and fruit 
storage areas.  
 
The tearoom is a single storey timber and tile building constructed this century with adjacent stone 
terrace. The garden contains remnant indigenous plantings, 19th century bush, the original principal 
path and drive layouts as well as its relationship with the harbour. (Bravery 1997:4 & 6) 

 
3.2 Brief history of Olola Avenue 
 
Following the death of William Charles Wentworth, the family and trustees of the Wentworth 
Estate began to subdivide the parcels of land surrounding Vaucluse House. The population of 
Vaucluse Municipality more than doubled between 1911 and 1921, and between 1902 and 1915 the 
Wentworth Trustees offered hundreds of allotments in 15 separate releases. The subject site was 
part of the Thirteenth Subdivision of ‘Choice Villa Sites’ auctioned on 23 February 1914 by 
Richardson & Wrench. 
 
Olola Avenue was conceived as an amphitheatre-style crescent surrounding the Vaucluse House 
public park. With northern orientation, and situation opposite the large significant site of 
Vaucluse House Estate, these land parcels were prime real estate in an exclusive suburb 
experiencing a housing boom. Allotments were offered as “choice villa sites within easy distance of 
ferry and tram”. There may have been views to the harbour and down over Vaucluse House from 
Olola Avenue.  
 
During the Inter-War period many of the well-to-do residents of Vaucluse engaged architects to 
design their houses. Olola Avenue today retains a number of substantial original villas in a variety 
of styles, from Arts and Crafts-influenced dwellings to Art Deco/Moderne dwellings, to Inter-War 
Old English, to Hollywood-influenced houses in Mediterranean and Spanish Mission styles. 
 
In the recent past, Modernist and Neo-Modern buildings have also appeared, replacing earlier 
buildings. New buildings co-exist with the older buildings and present a variety of forms and styles, 
and varying architectural interest. Thus over the last twenty to thirty years the cohesiveness of the 
historic streetscape character of Olola Avenue has greatly diminished. 
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3.3 Brief architectural history of the Californian bungalow 
 
After the First World War Australia was increasingly influenced by the many aspects of American 
life and popular culture promoted by movies, magazines and radio. California and south-eastern 
Australia had certain similarities of climate, topography and vegetation, and the coincidental 
simultaneous discovery of gold in both regions in the mid-nineteenth centuries had boosted each 
region’s local development. 
 
The Californian bungalow derived from the Pasadena, California firm of brothers Greene and 
Greene, who designed houses which were both part of, and inspiration to, the Californian bungalow 
style. Their houses were a distinctive blending of international influences (including Japanese 
vernacular, Swiss chalets and Indian plantation houses) that responded to climate and lifestyle in a 
new way, creating new architectural forms. 
 
The new style promoted by Greene and Greene and others in California was brought to Australia by 
architects such as Walter Burley Griffin. Architect James Peddle’s (of Peddle Thorp and Walker 
fame) decision to travel to Southern California rather than Chicago or the East Coast for his study 
tour (as was usual for Australian architects) demonstrates the intense architectural interest then 
gathering in California.  
 
3.4 Features of the Californian bungalow 
 
Frank Lloyd Wright and Walter Burley Griffin both admired Japanese art and architecture. They 
incorporated within their designs features such as gabled roof forms, a cruciform plan, heavy 
porches with piers, joinery patterns and overhanging eaves, which were attributes of British colonial 
planters’ bungalows, Greene and Greene bungalows and early Japanese huts, shrines and palaces. 
 
Peddle’s work upon return to Australia in the early 1920s reflected the new influences at work in 
Australian architectural circles: ‘bush bungalows’ with large verandahs, low eaves, stone fireplaces 
and timbered ceilings. In 1919 Peddle and Thorp created in Bundanoon a sprawling residence 
replete with gabled eaves, porches with timbered roofs, and stonework columns and foundations. 
Peddle and Thorp’s joint project at 4 Lynwood Avenue, Killara is a good example of how the style 
was adapted in Australia, as Apperly writes: “The ground-hugging horizontality of the house is 
most effective, and the rafter-ends project well clear of the gutters in approved Californian style.”1

 
Other typical features of a Californian bungalow which were widely adopted by architects and then 
builders are wide, low-gabled roofs with exposed rafters and shingled gable-ends, heavy-tapered 
pillars supporting a low porch roof, stained timber and simple fretted timber ornament. 
  
Some bungalows had red-stained shingling or asphalt sheeting to the low gabled roof, and white-
painted window joinery. Interior features such as bay windows with built-in seats were common, as 
were built-in linen cupboards and closets to the bedrooms. 
 

 
1 Apperly, “Sydney Homes”, p.90, as quoted in Erika Esau “Images of the Pacific Rim – Australia and California 1850-
1935”, 2010, p.190. 
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3.5 The Australian lifestyle and the bungalow 
 
The bungalow home of the early decades of the twentieth century stood for simplicity, economy and 
restraint, representing the zenith of the austerity cycle which followed the lush and detailed décor of 
the High Victorian era. After the boom of the 1890s and the turn of the century, the taste of the 
middle class turned towards simple methods and natural materials. The bungalow enjoyed a brief 
period of fashionable acceptance amongst those in the forefront of progress, before it was adapted 
for mass production in the Inter-War period by builders everywhere. It was the house of choice for 
those on modest incomes. It was more than simply a housing style though. It represented many 
things Australians hold dear: the quarter-acre block, the nature strip, the motor car and garage, 
lower building costs, and ‘sleeping out under the stars’. It had an underlying philosophy: the 
recognition of ‘place’, and respect for the native and natural elements. 
 
In terms of planning, Butler writes that “At the heart of the early American bungalows, and hence 
their Australian relatives, was the large living-dining room combination. And at its heart of hearts 
was a large open fireplace with cosy built-in seats either side. Opening from the dining room, 
sometimes through a servery hatch or walk-through larder, was the sparkling well-equipped kitchen. 
The bedrooms distributed themselves around the back of the house…”2

 
Along with the desire for fresh air, exposure to sunshine, and simple surroundings, a phenomenon 
synchronous with the early bungalow era was the penchant for ‘sleeping out’. Writers on the subject 
urged that architects should design for this craze, either by using the attached American sleeping-
porch or preferably incorporating the room in the house design from the beginning to allow its dual 
use as a play or sun room. 
 
4.0 Physical description of 12 Olola Avenue 
 
4.1 Physical features 
 
The façade appears high above the street as a large timber and panelled gable above a deep central 
verandah. The verandah is deep and designed like a sleep-out or outdoor room, with detailed solid 
joinery with wide openings and windows in three directions. The view of the façade was previously 
obscured by overgrown vegetation but most of the offending shrubs have now been cut back. The 
house is built on an extensive sandstone base, the basement of which contains a later maid’s 
apartment extending the full width of the building and containing several rooms. Access to the main 
house is from a protruding porch to the east side, accessed by a long flight of terrazzo/stone steps. 
The house is constructed of brick, with a timber framed roof laid with terracotta tiles. All flooring 
and joinery is timber. 
 
There is a single garage at street level of a similar age to the house, with a gabled roof and matching 
brick and timber details. 
 
The interior of the house is generally intact. There are blond timber floorboards throughout, noted 
in the specification3 as Richmond River Pine. Walls are plaster, many with the original wallpapers 
which appear to be of good quality. There are several of what appear to be original light fittings.  

 
2 Grame Butler “The Californian Bungalow in Australia” Lothian Books, 1992, p. 18 
3 BA 9024/1922 
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There is timber joinery throughout, all of the original period and in matching details, with many 
multi-paned double-hung windows, and multi-paned glass internal doors. There is a large bay 
window or ottoman seat to the main bedroom to the east. Door architraves and windows have 1920s 
tapered details. The original layout of rooms has been fully retained. There is extensive original 
internal storage and cupboards, such as linen cupboards and kitchen joinery.  
 
There is a small courtyard garden to the rear that extends into a large long side garden to the eastern 
side, which has been softly terraced and includes a parterre vegetable garden. 
 
4.2 Physical condition 

 
The house is in excellent condition, apart from some repairs required to the entry stair and porch, 
where the terrazzo and stone treads are coming loose from the porch floor, or are cracked. Apart 
from this, the house is completely intact, with virtually no intrusive elements. 
 
4.3 Modifications and dates 

 
In 1934 minor alterations and additions were approved to ‘Burrawong’ at 12 Olola Avenue for G.E 
Clift, which involved a new brick room to the rear elevation, replacing a fibro part of the rear 
skillion, which appears to have been carried out. Alterations were also proposed to the front 
verandah bay, enlarging it into a larger faceted bay. These alterations to the verandah were not 
carried out. 
 
In 1952 the small bathroom and kitchenette were added to the basement level. 
 
In 1957 an inclinator with a new timber shingled landing was approved to the north-eastern side of 
the property, but was either never built or has been removed, as no evidence of any such structure 
exists. 
 
In 1989 approval was given for the demolition of the existing house and a new larger dwelling, but 
these approved building works were never carried out. 
 
5.0 Assessment of significance 
 
The following tables assess significance using the generally recognised NSW Heritage Branch State 
Heritage Register heritage assessment criteria. 
 

ASSESSMENT of HERITAGE CRITERIA 
Historical  
significance 
SHR criterion (a) 
 

An item is important in the course, or pattern, of Woollahra’s cultural or natural 
history. 
 
The building known as Burrawong/Redington has historic significance for it 
represents and exhibits the aspirations of wealthy land owners of Vaucluse in the 
early twentieth century. It has significance for its ability to reflect the early 
subdivision pattern and land tenure and use following the subdivision of the 
Vaucluse House Estate. However, this equally applies to many other properties 
within the suburb of Vaucluse. 
 
This attribute by itself is of low significance at a local level. 
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 Guidelines for inclusion 
• Shows evidence of a significant 

human activity 
• Is associated with a significant 

activity or historical phase 
• Maintains or shows the continuity of 

a historical process or activity 

Guidelines for exclusion 
• Has incidental or unsubstantiated 

connections with historically 
important activities or processes 

• Provides evidence of activities or 
processes that are of dubious 
historical importance 

• Has been so altered that it can no 
longer provide evidence of a 
particular association  

Historical  
association 
significance 
SHR criterion (b) 

An item has strong or special association with the life or works of a person, or 
group of persons, of importance in Woollahra’s cultural or natural history. 
 
The building known as Burrawong/Redington was built by the architect D. E. 
Walsh. D.E. Walsh designed an Inter-war Georgian Revival flat building at 3A 
Farrell Avenue Darlinghurst in 1924 which is heritage listed. A similar flat building 
at No 3 Farrell Avenue, Linden, is also attributed to him. D. E. Walsh, does not 
appear in the Australian Dictionary of Biography, and is not known to be an 
architect of importance.  
The original owner, E. Macpherson, does not appear in the Australian 
Dictionary of Biography. 
 
This attribute by itself is of low significance at a local level. 

 Guidelines for inclusion 
• Shows evidence of a significant 

human occupation 
• Is associated with a significant 

event, person, or group of persons 

Guidelines for exclusion 
• Has incidental or unsubstantiated 

connections with historically 
important people or events 

• Provides evidence of people or 
events that are of dubious 
historical importance 

• Has been so altered that it can no 
longer provide evidence of a 
particular association 

Aesthetic 
significance 
SHR criterion (c) 
 

An item is important in demonstrating aesthetic characteristics and/or a high 
degree of creative or technical achievement in Woollahra. 
 
Californian/Inter-War bungalows are a common building type in Sydney. 
Compared with other bungalows within the Woollahra Municipality the building is 
of good quality but only displays conventional Inter-War architectural treatment 
and layout with minor Californian bungalow style elements. It does not 
demonstrate the marked qualities of the Californian bungalow style. 
 
This attribute by itself is of low significance at a local level. 
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 Guidelines for inclusion 
• Shows or is associated with, 

creative or technical innovation or 
achievement 

• Is the inspiration for a creative or 
technical innovation or achievement 

• Is aesthetically distinctive 
• Has landmark qualities 
• Exemplifies a particular taste, style 

or technology 

Guidelines for exclusion 
• Is not a major work by an 

important designer or artist 
• Has lost its design or technical 

integrity 
• Its positive visual or sensory appeal 

or landmark and scenic qualities 
have been more than temporarily 
degraded 

• Has only a loose association with 
a creative or technical 
achievement 

Social 
significance 
SHR criterion (d) 
 
 

An item has strong or special association with a particular community or cultural 
group in Woollahra for social, cultural or spiritual reasons. 
 
The building and its grounds are not known to be associated with any particular 
community or social group. As the building has always been a residence, there is 
little likelihood of any community associational significance. 
 
This attribute by itself is of low significance at a local level. 

 Guidelines for inclusion 
• Is important for its association with 

an identifiable group 
• Is important to a community’s sense 

of place 

Guidelines for exclusion 
• Is only important to the community 

for amenity reasons 
• Is retained only in preference to a 

proposed alternative 
Technical/resear
ch significance 
SHR criterion (e) 
 

An item has potential to yield information that will contribute to an understanding 
Woollahra’s cultural or natural history. 
  
The building is of limited value as a resource for the understanding of the 
architectural detailing of the Californian and Inter-War bungalow style. 
 
This attribute by itself is of low significance at a local level. 

 Guidelines for inclusion 
• Has the potential to yield new or 

further substantial scientific and/or 
archaeological information 

• Is an important benchmark or 
reference site or type 

• Provides evidence of past human 
cultures that is unavailable 
elsewhere 

Guidelines for exclusion 
• The knowledge gained would be 

irrelevant to research on science, 
human history or culture 

• Has little archaeological or 
research potential 

• Only contains information that is 
readily available from other 
resources or archaeological sites 
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Rarity 
SHR criterion (f) 
 
 

An item possesses uncommon, rare or endangered aspects of Woollahra’s 
cultural or natural history. 
 
The building known as Burrawong, whilst an intact example of an Inter-War 
bungalow, is not a rare example of the Inter-War bungalow style, as there are 
other good and intact examples remaining within the Municipality. It does not have 
sufficient or particularly distinctive features to be called a Californian bungalow, 
and thus whilst Californian bungalows are rare within the Municipality, the building 
could not be considered to be a rare example of a Californian bungalow. 
 
This attribute by itself is of low significance at a local level. 

 Guidelines for inclusion 
• Provides evidence of a defunct 

custom, way of life or process 
• Demonstrates a process, custom or 

other human activity that is in 
danger of being lost 

• Shows unusually accurate evidence 
of a significant human activity 

• Is the only example of its type 
• Demonstrates designs or 

techniques of exceptional interest 
• Shows rare evidence of a 

significant human activity 
important to a community 

Guidelines for exclusion 
• Is not rare 
• Is numerous but under threat 
 

Representative-
ness  
SHR criterion (g) 
 
 

An item is important in demonstrating the principal characteristics of a class of 
Woollahra’s cultural or natural places or cultural or natural environments. 
 
As indicated above, the building is a representative example of the Inter-War 
bungalow style with some Californian bungalow features. The building remains 
substantially intact, internally and externally. It is a good example of its type, but 
has no outstanding or remarkable features to distinguish it from other Inter-War 
bungalows within the Municipality.  
 
This attribute by itself is of medium significance at a local level. 

 Guidelines for inclusion 
• Is a fine example of its type 
• Has the principal characteristics of an 

important class or group of items 
• Has attributes typical or a particular 

way of life, philosophy, custom, 
significant process, design, technique 
or activity 

• Is a significant variation to a class of 
items 

• Is part of a group which collectively 
illustrates a representative type 

• Is outstanding because of its setting, 
condition or size 

• Is outstanding because of its integrity 
or the esteem in which it is held 

Guidelines for exclusion 
• Is a poor example of its type 
• Does not include or has lost the 

range of characteristics of a type 
• Does not represent well the 

characteristics that make up a 
significant variation of a type 
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Integrity  
 

The degree to which the item retains the aspects which make it significant under 
the criteria above. 
 
The building is highly intact externally and internally. Where alterations and 
additions have occurred there is clear evidence of those changes, and those 
changes are generally reversible. Alterations and additions are early, are 
sympathetic and have not eroded the inherent significance of the building. 

 
6.0 Comparative analysis 
 
6.1 The 1984 Woollahra Heritage Study 
 
The 1984 Woollahra Heritage Study by Hughes, Trueman and Ludlow with Howard Tanner and 
others is a foundation study for identifying the heritage of Woollahra. Howard Tanner provides “An 
Assessment of the Architectural Heritage of Woollahra”, listing the various architectural styles 
significant to the Municipality. His study focuses primarily on the Regency, Gothic and Victorian 
eras and styles of the nineteenth century, and the Edwardian, Federation styles of the early twentieth 
century. His survey of the 1920s and 30s focuses on classical themes – Colonial Revival, 
Mediterranean/Georgian Revival, Hollywood/Spanish Mission and Classical Revival.  
 
The final category in his survey is titled “The Bungalow” and appears almost as an afterthought due 
to its generic title. He mentions the work of James Peddle, and specifies two buildings by him: 
8 March Street, Bellevue Hill and 87 Hopetoun Avenue, Vaucluse. He goes on to describe four 
areas where builder’s versions of bungalows were apparently built in swathes. A more detailed 
summary of the results of a recent field trip carried out to support this analysis will be prepared in 
the ‘Preliminary Bungalow Study’ of July 2011 to be finalised shortly. 
 
6.2 Federation bungalows 
 
The Federation bungalow was essentially a simplification of the Victorian Italianate villa. The high 
simple-hipped slate roof was retained, along with a prominent gabled bay window forward of a 
verandah’d porch. Windows remain typically Federation, with casement pairs or trios with coloured 
glass highlights. Porches are tiled in encaustic patterned tiles. Timber is used to replace Victorian 
ironwork, in verandah posts and brackets, fences and gates. 
 
Inter-War bungalows (of which Californian bungalows can be said to be a sub-category) are a 
markedly different affair to the earlier Federation bungalow, of which there are many within the 
Municipality. A handful of Federation bungalows within the Municipality are heritage listed.  
 
6.3 Architect-designed bungalows 
 
We have now conducted a preliminary investigation into the bungalow style within Woollahra 
based on the individual bungalows, architects and development areas identified in the 1984 study. 
This includes a preliminary investigation of the buildings known to be designed by James Peddle 
within the Municipality. Peddle’s buildings were an architectural forerunner of the Californian 
bungalow style as previously noted.  
 
The dwelling at 8 March Street remains externally intact and warrants further investigation. The 
dwelling at 87 Hopetoun Avenue, by far the grander building, has been significantly altered, and 
would be unlikely to reach the level of significance required to meet the criteria for listing as a 
heritage item. Several other of James Peddle’s buildings within the Municipality were identified, 
but were not bungalow buildings.  
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6.4 Inter-War bungalows 
 
The Federation style was further simplified and cheapened after the First World War, and evolved 
into what we know today as the Inter-War bungalow. This could technically include Californian 
bungalows, as they were a type of Inter-War bungalow, but the intention here is to describe the 
more generic type of Inter-War bungalow which evolved from the simplification of the materials 
and forms of the Federation bungalow. The use of brick continued as a popular Australian material, 
along with higher-pitched hipped and gabled roofs clad in Marseille tiles or similar, the tiles 
responding to concerns over fire resistance. The gable ends were clad in fibro and battening or 
simple boarding, and windows and doors simplified. The bay window to the front gable was often 
simplified into a simple window set.  
 
The preliminary study and field investigation did not reveal many intact examples of Inter-War 
bungalows, but it is likely that more would come to light with a more thorough study. To further 
complicate matters, the Municipality contains several different styles of bungalows, with different 
characteristic features. The English-influenced style of bungalow is more common in Woollahra 
than the Californian bungalow, and is characterised by more traditionally-pitched roofs, dark-liver 
bricks, leadlight glass and faceted brickwork. There are also several Arts and Crafts style 
bungalows existing in Woollahra, with shingled bays or gable cladding, rough cast walling or 
gabling and multi-paned window details. There are a number of interesting and also some ordinary 
Inter-War bungalows of mixed character and quality.  
 
6.5 Altered bungalows 
 
Most buildings presenting as altered bungalows have had intrusive alterations such as second 
stories, makeovers, infill of verandahs and streetfront garage structures. There appear to be few 
intact bungalows remaining in the Municipality, although it is likely that more would be discovered 
through a more thorough survey. 
 
6.6 Californian bungalows 
 
There also appear to be few good remaining examples of Californian bungalows, but a more 
detailed study would be required to confirm this, as many dwellings are set below the street level or 
behind fences, garages and landscaping. The Californian bungalow style is not, as far as can be 
ascertained, a common or prevalent style within the Municipality. Bruce Crosson in his history of 
Woollahra implies that they are rare, and notes two houses that are ‘Californian bungalow-like’; one 
in Chamberlain Avenue, Rose Bay (possibly 51 Chamberlain Avenue) and one in New South Head 
Road, Rose Bay (possibly 855 New South Head Road). One altered possible Californian bungalow 
was noted in Russell St, Vaucluse in the preliminary bungalow study. Several others had some 
characteristics that could be linked to the Californian style, but nothing of great note was 
discovered. 
 
6.7 Conclusions of the comparative analysis 
 
It is obvious that the bungalow style does not thrive in the Municipality. The hilly topography does 
not support the style, which tends to be most successful and representative on fairly flat land, as the 
type (particularly the Californian bungalow) is a low-slung horizontal style. The Residential 2(b) 
zoning pattern in residential areas has allowed for site amalgamation and redevelopment, eroding 
the cohesion of areas where many tracts of speculative bungalows were originally built. Many 
bungalows in Residential 2(a) areas have also been lost through redevelopment. 
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The examples of good bungalow forms found are in diverse locations and rarely are they part of a 
coherent streetscape, as development over the last three decades has substantially removed 
bungalows from areas where they were previously described by Howard Tanner as ‘existing in 
swathes’.  
 
The pressure to increase building heights to access the iconic harbour views has meant that the 
single-storey bungalow is unsustainable in many parts of Rose Bay, Bellevue Hill and Vaucluse. 
The economic pressure and value of land within the Woollahra Municipality means that the single 
storey free-standing building is becoming a rarity as the desire for higher buildings becomes more 
dominant. A further issue is the need to provide off-street parking for more than one car, reducing 
the setting and detracting from the façade of bungalows. 
 
The hilly topography also means that bungalows set to the low side of the road are often not very 
visible from the street, and this is exacerbated by the contemporary need for more garage space and 
higher fences. This results in dwellings that contribute little or detract from the streetscape. 
Bungalows such as these no longer have any streetscape value.  
 
The deep front verandahs at ground level are often filled in to create more internal space and 
privacy, and contemporary lifestyles dictate a preference for outdoor spaces such as verandahs to 
the more private rear. 
 
In summary, there is little bungalow stock left within the Municipality, and the only area (of those 
studied in the preliminary bungalow study) where there was any sense of a coherent streetscape was 
in the lower part of Cambridge Avenue, Vaucluse, where Federation bungalows and semis sit in a 
tree-lined street with a cohesive architectural character and quality. No example of a highly-
representative Californian bungalow was discovered, but a handful of intact representative 
bungalows of Federation and Inter-War style were discovered. These were generally of standard 
appearance and construction. A more thorough and detailed study should be done to confirm the 
exact extent of bungalows remaining in the Municipality. 
 
6.8 Further consideration of 12 Olola Avenue 
 
The building at 12 Olola Avenue is an architect-designed representative example of an Inter-War 
bungalow, with some characteristics of the Californian bungalow style, such as the sleep-out 
verandah, the internal layout with the connected living and dining and the walk-through pantry, the 
shingled gable, the solid carpentry and the rough sandstone base.   

The subject building is known to have been designed by D. E. Walsh, who also designed one and 
possibly two heritage-listed apartments in Farrell Avenue, Darlinghurst. This in itself is not 
sufficient to elevate the architect into a level of eminence or notoriety.  He is certainly not well-
known or known to be eminent at this stage. He is not listed in the Australian Dictionary of 
Biography. 

The owner, E. Macpherson, is not listed in the Australian Dictionary of Biography. 
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The narrowness of the street frontage was a typical and problematic feature of bungalow design in 
Australia, as pointed out by Bruce Crosson in the Woollahra History and Heritage Society briefs4. 
The original concept of the bungalow giving an impression of solidness and bulk required the 
layout to spread across the land and required a wide lot – at least 18 metres. Subdivision blocks 
within the Municipality were a maximum of 12 to 15 metres wide, and so the design was turned 
around at right angles and made to run down the length of the block. This requirement was 
generally further reinforced by the need to provide vehicle access at the side.  

This is certainly the case with the subject site, where the design is likely to have been altered to 
accommodate the narrower lot frontage, by having the entry porch access at the side rather than the 
front. This has caused a divergence with a principal characteristic of the Californian bungalow style. 
Thus the facade of the subject building does not have the long deep porch or the asymmetrical 
design associated with the bungalow style. The narrowness of the front façade has also precluded 
the wide low-gabled roof form with which the style is typically associated. 

The steepness of the site has also required the design to be set high above the road, which while 
making the building more impressive in appearance, has also caused a divergence with the low-
slung appearance of the bungalow and its immediacy from the street. 

The original drawings show some significant differences from the built form. The verandah was 
originally designed to be longer, which would have made the verandah more significant and 
visually apparent. The roof was designed with the ridge parallel to the street, and shows the rafters 
protruding from below the gutter line, all in accordance with Californian bungalow features. There 
is a second small gablet shown over the verandah gable. There is a large chimney which is visually 
prominent above the roof line and where it rests against the side of the front elevation. Internally, 
seats were designed to either side of the fireplace. None of these features are apparent in the 
building today, and it is likely that during construction changes were made that have reduced the 
potential of the design in execution. 

Despite the interior containing a layout that typified the modern lifestyle of the time, with a sleep-
out verandah, connected living and dining rooms, a kitchen accessible through a walk-through 
pantry and generally intact joinery, the overall quality and scale of the interior must be considered 
to be modest and of standard construction. The interior is representative but not outstanding. 

The preliminary results of the bungalow study carried out by Council conclude that there is nothing 
that singles out the subject building as a remarkable example of the Californian bungalow style. 
Further, there is nothing that elevates this bungalow from other remaining examples of bungalows 
within Woollahra, despite its relative rarity. There are other, better, more distinctive examples of 
bungalows in Woollahra that are perhaps worthy of further investigation, for listing as heritage 
items or the creation of small conservation areas. There is little evidence of any exemplary 
bungalows in the Californian style within the Municipality, but perhaps some may be revealed with 
further investigation. 

It is also likely that the lack of listed bungalows in the Municipality (apart from a handful of 
Federation bungalows) indicates that despite the lack of any conclusive study of the bungalow style 
within Woollahra, there has not been the level of architectural merit or streetscape cohesion for this 
building type to be identified as significant in any earlier investigation, apart from the brief notes in 
the 1984 study. 

 
4 Bruce Crosson, WHHS Briefs, Part 69 ‘The Bungalow in Woollahra’ 
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The areas of extensive bungalow construction referred to the 1984 Hughes Trueman Ludlow report 
have now almost entirely vanished through demolition, site amalgamation and alterations. Thus it is 
possible that the building is now rare as an intact Inter-War bungalow within the Municipality. The 
field study indicates that this is the case. However, despite its now relative rarity, it still does not 
display sufficient distinguished and distinctive characteristics to elevate it above other now-
identified and non-listed bungalows. 
 
7.0 Conclusion 
 
Following further research carried out for this heritage assessment, and for the Land and 
Environment Court appeal, it must be concluded that the building does not reach the level of 
significance required for listing as a heritage item. 
 
The bungalow at 12 Olola Avenue is an Inter-War bungalow, containing some features present in 
the Californian style. It is an intact example of the bungalow style. There have been minimal 
interventions into its form and it retains a coherent and strong streetscape presence. It is an architect 
designed building, but was executed in a simplified form, reducing its potential to be representative 
of the Californian bungalow style. It is not an outstanding example of the bungalow style, nor does 
it contain high aesthetic significance through decorative or architectural features. It has the quality 
and charm of many other Federation and Inter-War free-standing or semi-detached buildings in the 
Municipality, but not sufficient architectural or representative merit to lift it above the everyday for 
its period of origin. It can be considered to be a contributory building within the streetscape, making 
a positive contribution to the historic character of the area through its forms, detailing and materials. 
 
The subject building cannot stand alone on any individual merit warranting listing as a heritage 
item. Olola Avenue would not be capable of reaching the criteria for becoming a conservation area, 
as the streetscape is now highly diverse.  
 
The heritage referral response stated that “the significance of 12 Olola Avenue should be assessed 
to see whether it reaches the criteria for listing as a heritage item. Unfortunately the building 
appears to have limited social and historic significance. The existing building is an excellent 
representative example of the bungalow style, and is unusually intact”. 
 
Further research and the comparative analysis have clearly shown that the building is not a highly 
representative example of the Californian bungalow type, and whilst it is in good condition and 
unusually intact, it does not contain sufficient aesthetic or representative elements to warrant listing 
as a heritage item. 
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Sara Reilly 
Strategic Heritage Officer 

Chris Bluett 
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ANNEXURES: 
 
1. Heritage referral response to the development application DA 706/2010 dated 8 March 2011 by 

Sara Reilly Strategic Heritage Officer 
2. Joint Statement of Evidence by Sara Reilly and Robert Staas, undated, submitted for court 

proceedings No. 10355 of 2011 
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Item No: R2      Recommendation to Council 

Subject: Double Bay Commercial Centre - Planning and Economic Concessions 
to encourage Hotels   

Author: Chris Bluett - Manager Strategic Planning 
File No:  
Reason for Report: To respond to an adopted notice of motion. 

To provide a recommendation on future actions  
 
Recommendation 
 
THAT Council defer consideration of planning and economic concessions to encourage hotels in 
Double Bay until it has completed its comprehensive local environmental plan, as required by the 
NSW Department of Planning and Infrastructure. 
 
 
 
1. Background 
 
At its meeting on 1 November 2010 the Council adopted the following notice of motion: 
 
 That Council undertake a review of the Double Bay Centre Development Control Plan 2002 

in regard to investigation of suitable planning or economic concessions which may encourage 
existing land owners, future property owners, or developers to establish a new picture theatre, 
cinema or hotel within the Double Bay commercial precinct, including (but not limited to) 
planning or economic concessions on the amalgamation of existing properties, and that 
reports and staff recommendations relating to the same be brought to the Urban Planning 
Committee for consideration.   

 
This report provides a first step response to the resolution from which future directions might be 
provided by the Council.  
 
Mindful of the current development application for 33 Cross Street which includes a cinema 
complex, we have focused this report on investigations and options for encouraging a hotel.5  
 
2. Research overview 
 
As a starting point we have identified the main local planning controls which apply to the Double 
Bay Centre. Whilst the Council’s decision specifically mentioned the Double Bay Centre DCP 2002 
(the Double Bay DCP), there are critical controls within Woollahra LEP 1995 which are also 
relevant.  
 
To obtain a preliminary understanding of factors which might affect hotel development we have 
contacted several businesses within the hotel industry.  
                                                 
5 The definition of hotel differs between the Woollahra LEP 1995 and the Standard Instrument under which the 
Woollahra Principal LEP will be prepared. The Woollahra LEP 1995 definition is a limited one, referring to a “premises 
to which a hotelier’s licence granted under the Liquor Act 1982 relates.” This definition is more suited to a premises 
such as the Golden Sheaf Hotel. The Standard Instrument definition is broader and refers to a building which may be 
licenced and which also provides temporary or short term accommodation on a commercial basis, facilities for meals to 
guests and the general public and parking for guests. Although not included in either definition, modern-day hotels also 
often provide function rooms and ancillary retail space depending on the hotel’s size.  
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Using information gained from industry sources we then reviewed the current local planning 
controls to see whether there are obvious impediments to hotel development and whether there are 
immediately evident planning or economic concessions.  
 
3. Current planning controls 
 
3.1 Land use and building controls 
 
Local planning controls for the Double Bay Centre which govern land use and building design and 
scale are largely contained in five documents: 
 
 Woollahra LEP 1995 
 Double Bay DCP 
 Parking DCP 
 Woollahra Access DCP 

 
The main application of these documents is set out in the following table. 
 
Woollahra LEP 1995  
Land use zones Zone No.3(a) (General Business Zone) – across most of centre 

Zone No.3(b) (Special Business Zone) – on eastern periphery 
Permissible land uses Variety of uses including: 

commercial premises, retail premises, mixed development, hotels, 
restaurants, cafes 

Floor space ratios Predominantly 2.5:1 
Nominated corner sites 3:1 
Variable across Kiaora Lands site 3:1 and 1:1 
Transvaal Avenue Heritage Conservation Area 1:1 
North-eastern corner of NSH Rd and Bellevue Road 1:1 

Double Bay DCP  
Height controls Variable across centre from 2 storeys (7.5m) to 5 storeys (16.5m) 
Building envelope controls Variable setbacks and building articulation dimensions across centre 
Car parking requirements On-site parking rates for retail, commercial and residential uses 
Parking DCP  
Car parking requirements On-site parking rates for all uses other than those specified in the 

Double Bay DCP 
Exceptions for particular situations -  change of use, restaurants, 
professional theatres6

Access DCP  
Access requirements for 
people with a disability and 
others with mobility issues 

Variable requirements for retail, commercial, other non-residential uses 
and residential development 

 
The Double Bay Centre DCP provisions and the FSR standards for the Double Bay Centre are the 
culmination of detailed urban design and planning analysis and substantial community consultation 
carried out over a period of four years between 1998 and 2002. The controls form part of the 
Council’s place-based approach to planning which recognises the distinct character of local areas 
throughout the Municipality.  
 

                                                 
6 Professional theatres are places where plays or similar cultural events are held. They are not motion picture theatres. 



Woollahra Municipal Council 
Urban Planning Committee   25 July 2011 
 

 

H:\Urban Planning Committee\AGENDAS\2011\july25-11upage.doc                                                                  Page 1 of 1 

The local planning controls have a sound and credible basis which is demonstrated by the following 
points: 
 
 background research and preparation of the controls were carried out by a highly skilled and 

experienced multi-disciplinary team lead by Hill Thalis Architecture and Urban Projects. The 
team comprised urban designers, landscape architects, traffic engineers, hydraulic engineers 
and land economists. 

 technical studies were made for:  
− stormwater drainage and geotechnical conditions 
− traffic and parking 
− retail and commercial economic conditions  
− urban potential. 

 results of the technical reports were used to prepare a detailed urban design study for 
the Centre. 

 strong community involvement occurred throughout the process in the form of: 
− a community reference group which drew membership from the Double Bay 

Chamber of Commerce, local residents and the Double Bay ward councillors 
− a series of public workshops and meetings which identified and discussed issues and 

assisted with preparation of controls 
− public exhibition of a draft DCP, draft LEP, Urban Design Study and Public Domain 

Improvements Plan over a period of four months from mid July to mid-November 2000 
− re-exhibition of documents during February and March 2001 following amendment to 

the draft DCP and draft LEP in response to public submissions and further analysis of 
building heights, shadow impacts and hydrogeological issues. 

 peer review of the draft DCP prior to initial exhibition was carried out by Keith Cottier (Allen 
Jack and Cottier) and Jan McCredie (Director Urban Design Advisory Service, NSW 
Department of Urban Affairs and Planning). The peer review assessed the proposed controls 
and building envelopes in detail and strongly endorsed the draft DCP prior to public 
exhibition. 

 
The overwhelming community response to the Council during the course of preparing the new 
controls was to retain the village atmosphere of Double Bay. The community saw the limitation of 
building height as a key measure towards the retention of this village character. The community 
expressed a strong view that the Centre should retain a distinct image and not evolve into a high rise 
commercial centre similar to the Centre’s main competition at Bondi Junction.  
 
In response to hundreds of submissions during the first exhibition period, many of which raised 
concern about the scale of buildings in the Centre, the Council reduced building heights on New 
South Head Road and the southern side of Cross Street. These reductions were informed by detailed 
analysis of a computer generated shadow model illustrating the effects of different heights, setbacks 
and building envelopes. Advantages in reducing building heights included: 
 
• acceptable shadowing impacts of critical footway areas 
• less abrupt transition in scale between commercial and adjoining residential buildings 
• lower heights, in most cases, compared with the previous DCP for the Centre  
• built form outcomes are more consistent in scale and character with existing development and 

a community desire to retain village atmosphere. 
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Since 2002 the planning controls for the Double Bay Centre contained in the Double Bay DCP and 
the Woollahra LEP 1995 have been amended on four occasions. The main amendments have been 
carried out to introduce and subsequently modify controls for the Kiaora Lands site. The most 
recent changes for Kiaora Lands came into effect on 10 June 2011.  
 
The two Kiaora Lands amendments were underpinned by detailed urban design and planning 
studies, retail analysis and lengthy community consultation programs.  

Contribution plans 
In addition to the Woollahra LEP 1995 and DCPs, the Woollahra Section 94 Contributions Plan and 
the Woollahra Section 94A Development Contributions Plan apply to the Double Bay Centre.  
 
In the case of development within the Double Bay Centre, the Section 94 Contributions Plan could 
be applied for several purposes: 
 
 dedication of land 
 a monetary contribution in lieu of providing on-site parking – the current rate is $27, 325 per 

space 
 a monetary contribution towards civic improvements – the current rates are $13 per m2 for net 

increases in retail floor space, $27 per m2 for net increases in commercial and other business 
floor space and $531 per person in the case of residential increases.   

 where there is a net increase in dwellings, a monetary contribution towards provision of 
recreation facilities and services – the current rate is $729 per person.  

 
The section 94A development contributions plan could be applied to development in the Double 
Bay Centre where a contribution under the section 94 contributions plan was not required. The levy 
imposed under the section 94A plan is regulated by Ministerial direction and is calculated using a 
variable percentage of the estimated cost of development. 
 
 $0 - $100,000 estimated cost – no levy 
 $100,001 - $200,000 estimated cost – levy of 0.5% of the estimated cost 
 Over $200,000 – levy of 1% of the estimated cost. 

 
4. Preliminary investigations 
 
We have contacted several businesses within the hotel industry for the purpose of gathering 
information about possible influences on re-establishing a quality hotel within the Double Bay 
Centre. This preliminary research has been helpful in gaining an understanding of local hotel needs 
and the broader hotel market.  
 
At the wider level, Jones Lang LaSalle Hotels (JLLH) has provided part of a study undertaken for 
Tourism NSW in 2010. The document titled Sydney Accommodation Supply and Demand Study to 
2020 included a survey of stakeholders to obtain opinions on factors impacting on future hotel 
development.7 A number of findings from the stakeholder survey are worth noting.8

 

                                                 
7 Another recent publication by Jones Lang LaSalle Hotels titled Hotel Intelligence Australia 2011 contains similar 
information.  
8 Jones Lang LaSalle Hotels , March 2010, Sydney Accommodation Supply and Demand Study 2020, Executive 
Summary, pp.2-3. 
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 Demand from the domestic segment is expected to grow in 2010 but remain fairly flat 
between 2011 and 2014, whereas demand from the international segment is expected to take 
longer to recover [from the global financial crises] but record stronger growth through the 
medium term. 

 The majority of stakeholders view the demand/supply balance in Sydney City and 
Metropolitan as adequate through the short term with capacity pressures building through the 
medium and longer term. 

 Segments where accommodation supply is thought most needed are mid-scale (3 and 3.5 star) 
products in Sydney City and upscale (4 and 4.5 star) products in Sydney Metropolitan. 
Overwhelmingly, stakeholders felt there was a shortfall of conference hotels in the 
Metropolitan and to a lesser extent in the City. Other areas of potential shortfall included 
boutique/heritage properties. 

 Five impediments stood out as being of primary concern to stakeholders which held back the 
development of new accommodation product. These included higher returns offered by 
alternate use, room rates too low, construction costs too high, lack of available sites (zoned or 
affordably priced) and income/capital gains too low. 

 Government incentives most favoured by stakeholders for stimulating accommodation 
development include payroll tax reform, incentives for heritage conversion to tourist use, 
development bonuses or uses and site land release. 

 Overwhelmingly, stakeholders thought that Sydney tourism infrastructure was undersupplied, 
notably convention infrastructure with current facilities thought too small and sub-standard 
particularly when compared to Melbourne and Asia. 

 The greatest threats to the future development of Sydney’s hotel and tourism industry were 
highlighted as the quality of tourism infrastructure and events, the State Government and the 
extent of rate discounting in the Sydney market. 

 
The study provided a number of other comments and findings about financing of hotels and factors 
influencing accommodation supply and demand.9

 
 Banks typically have a lower appetite for specialised property assets, such as hotels, reflective 

of their higher risk profile and the associated degree of business risk. 
 The feasibility of new hotel development remains challenging in Australia as hotel values 

have not kept pace with the rapid growth in construction and underlying land costs over the 
last twelve years. 

 The development of hotels is generally considered high risk with few “traditional” styled 
projects providing an acceptable level of profit and return on capital. 

 Hotel developments over recent years have leveraged off the strata investment market. This 
has allowed the development to be sold down on a “retail” basis as individual strata units to 
private investors rather than on a “wholesale” basis as a larger commercial investment. 

 Many non-strata hotels continue to be sold at prices below their replacement cost in nearly all 
major Australian markets and thus there is little impetus to build. 

 Construction costs are considerably higher than they were five years ago, debt is less freely 
available and retail investors are de-leveraging, faced with a general loss of wealth from asset 
devaluations. 

 Government needs to recognise that, in most instances, hotels are not demand generators 
themselves but they service demand. 

 The geographic dispersal of tourism attractions throughout Sydney also makes it difficult to 
ensure focused and deliberate development. 

 
9 Jones Lang LaSalle Hotels, March 2010, Sydney Accommodation Supply and Demand Study 2020, Executive 
Summary, pp. 
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 Development of infrastructure which is appealing to target markets will help diversify the 
tourism offering through the creation of destination hubs. 

 Incentives should only be offered if they are supported by the development and expansion of 
tourism infrastructure or to assist with the development of tourism hubs, and as part of a 
broader long-term City development plan. 

 Hotels would best be located in areas which provide activity pockets for sports, entertainment 
and cultural activities or in business parks on the City fringe. 

 Developments in Sydney Metropolitan are primarily mixed-use precincts with a significant 
commercial component or other demand generating uses. The necessity for these 
developments to be supported by hotel development will depend on their size and location, as 
well as the extent of existing appropriate accommodation product in the area. 

 For a hotel to achieve maximum productivity, the appropriate number of guest rooms must be 
developed.  

 The optimum size of a 5-star hotel in Australia’s state capitals is around 200 to 250 rooms. 
 
5. Tailoring local planning controls for hotel development 
 
5.1 Land use and built form 
 
Due to the high risk financial profile of hotels and considering information available to us at this 
time, it is likely that developers will seek to: 
 
1. Integrate a hotel component with other uses. 
2. Provide a flexible design which allows for a reasonably uncomplicated change of use. For 

example, conversion of hotel suites to serviced apartments, residential units or a combination 
of both. 

3. Provide an ownership structure which allows for multiple investment thereby reducing 
financial risk 

 
How could these factors be addressed in local planning controls?  
 
First, a broad land use zone is important to facilitate hotel accommodation and other forms of 
tourist accommodation together with retail, commercial and mixed development which might 
combine with the hotel use. The current land use zoning for the Double Bay Centre provides the 
necessary flexibility within Zone No.3(a). This zone applies to the majority of the Centre. The 
proposed Zone B2 (Local Centre) under the new Woollahra Principal LEP would provide similar 
flexibility in permissible land uses.  
 
Second, development controls governing building scale and form would need to be crafted to meet a 
particular development potential whilst also meeting local context conditions. This is the most 
difficult and contentious point mainly because of the competing objectives of realising a financially 
viable development and maintaining a particular built character. A further factor which needs to be 
considered is the type of hotel development which could range from the small boutique version to 
the large 5-star hotel.  
 
We are also mindful that hotel development viability is affected by many factors, some of which are 
outside the Council’s influence. These include: 
 construction costs – other than perhaps in the case where the Council may choose not to 

require certain works or facilities to be provided in a development.  
 available finance 
 provision of tourism infrastructure such as entertainment venues, sports facilities and cultural 

pockets. 
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At this stage we do not have sufficient information about the optimum built form requirements for 
the different types of hotels to nominate definitive planning concessions for hotel development 
within the Centre. Section 6 of this report does, however, provide several broader options which can 
be explored.  
 
The issue of ownership structure is not impacted by local planning controls. Strata title subdivision 
of development may form part of a development application or it could be dealt with as complying 
development under State Environmental Planning Policy (Exempt and Complying Development 
Codes) 2008.  
 
We also know from anecdotal evidence that the end value of hotel floor space in Double Bay is 
significantly less per square metre than equivalent residential floor space. This means that 
residential is a more attractive development option than a hotel.  
 
5.2 Economic concessions 
 
Council may, through the planning process, provide economic concessions to encourage hotels by: 
 
 waiving section 94 contributions 
 waiving section 94A levies 
 increasing FSR and height controls. 

 
Outside of planning mechanisms, it would also be open to Council to consider rate concessions. 
 
As indicated by the Jones Lang LaSalle research10 on factors influencing accommodation supply, 
such incentives should be supported by a broader strategy to develop Double Bay as a tourism or 
cultural hub. Such strategy would need to be developed in consultation with and with the support of 
Tourism NSW and the NSW Government. However, we have not had discussions with the NSW 
Government to determine the feasibility of such strategy.   
 
6. Further investigations and options 
 
From our preliminary investigations we consider the current and future land use zones for the 
Centre are adequate in allowing hotel developments and many retail and business uses which are 
normally associated with them. We also know that if Council wants to provide planning and/or 
economic concessions to encourage new hotel development in Double Bay it will probably need to 
increase height and floor space controls within the centre. 
 
However, we do not have sufficient information about hotel development types and how they might 
occur in Double Bay to identify the extent to which height and floor space controls may need to be 
changed.   
 
The JLLH study mentioned the deficiency of particular hotel types, notably those providing 
convention and function facilities and boutique-style hotels. We have not been able to establish 
whether there is a demand for these or other types of hotels in Double Bay.  
 

 
10 Jones Lang LaSalle Hotels, March 2010, Sydney Accommodation Supply and Demand Study 2020, Executive 
Summary, pp. 2-3 
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More importantly, we do not have information about optimum built forms for various hotel types 
which might be suitable for the Double Bay Centre having regard to factors which make those types 
viable development. This information can be provided through specialist advice.  
 
With a better understanding of these characteristics it would be possible to frame a set of planning 
controls or planning concessions for hotel development. These controls or concessions might be 
applied in a number of ways: 
 
1. Increase height and FSR controls within the centre without qualifications. 
 
Comment: 
 
This approach would most likely lead to considerable community concern about the potential loss 
of village character. It is an untargeted approach insofar as it would also increase the viability of 
residential apartment development and would not improve the risk profile or profitability of hotel 
development in comparison to residential.  
 
2. Increase height and FSR controls for hotels on nominated sites 
 
Comment: 
 
This approach focuses on developing planning incentives specifically for hotels within the centre. 
The approach would require Council to identify suitable sites within the Double Bay commercial 
centre and apply planning controls with increased FSR and height. The approach would improve the 
viability of hotel development compared to residential. 
 
3. Increase height and FSR controls for hotels within the centre subject to compliance with 

nominated urban design and environmental outcomes.  
 
This approach also focuses on developing planning incentives specifically for hotels within the 
centre. It would operate as a bonus system allowing the developer to get more floor space and 
height if they achieved specific urban design, built form and environmental outcomes.      
 
The preferred approach, option 2 or 3, would be selected following detailed urban design analysis 
and public consultation. However, any changes to current height and FSR controls within the centre 
are likely to reactivate (to varying degrees) community concern about potential loss of village 
character.      
 
7. Identification of income and expenditure 
 
If the Council supports the approach of obtaining specialist advice, a supplementary vote of funds is 
required. In order to obtain an accurate figure we would need to prepare a project brief and seek 
responses from relevant firms. We would then report to Council with a view to amending the 
budget.  
 
8. Conclusion 
 
A preliminary review of existing local planning controls indicates that if Council wants to see new 
hotel development in Double Bay it will need to offer planning incentives for this to occur. These 
are most likely to be increases in FSR and height controls which regulate building scale and form.  
Further studies are required to determine the extent to which these controls will need to be changed.  
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There is no need to change land use zoning controls because the existing business zones adequately 
cater for hotel and mixed use development.  
  
We consider further information on hotel demand, economic viability and building types is 
necessary before recommendations on planning concessions can be made. This information can be 
provided by specialists in the hotel industry. Therefore, if the Council wishes to proceed with this 
project we consider a specialist should be engaged to assist the Council determine the precise nature 
of the planning incentives that will be required. We also need to determine whether or not Double 
Bay has the potential, with assistance from the NSW Government, to be developed as a tourism and 
cultural hub.  
 
Once the technical research has been completed we will need to come back with detailed options 
and recommendations. If the Council decides to proceed with changes to the built form controls in 
the Double Bay DCP it will need to engage in a community consultation process. This process is 
likely to reopen community debate about the future vision and character of Double Bay and there is 
likely to be resident opposition to any proposal which increases height and FSR controls or which is 
perceived to threaten the village character of Double Bay. 
 
The key steps in this process are: 
 
Step 1. Prepare a project brief and seek responses from relevant firms 
 
Step 2. Commence discussions with Tourism NSW on the potential to develop Double Bay as a 

tourism and cultural hub 
 
Step 3. Evaluate and report to the Urban Planning Committee on responses from hotel 

consultants and on advice from Tourism NSW 
 
Step 4. Decision to proceed or not proceed with research 
 
  If decision to proceed: 
 
Step 5. Commission firm to carry out relevant research. 
 
Step 6. Present recommendations on planning and economic incentives to the Urban Planning 

Committee 
 
Step 7. Decision to proceed or not proceed with recommended planning and economic 

incentives 
 
Step 8. Public consultation and consideration of submissions 
 
Step 9. Decision. 
 
It is evident that considerable time and resources will need to be devoted to this project at a time 
when the Council is required to complete a new comprehensive local environmental plan and when 
it is finalising arrangements and approvals for the Kiaora Lands development.  
 
It is recommended that Council defer further consideration of this matter until it has completed its 
new comprehensive local environmental plan as required by the Department of Planning and 
Infrastructure for the following reasons:  
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1. Council should give priority to completing its comprehensive Local Environmental Plan as 
required by the Department of Planning and Infrastructure. The current deadline for the plan 
is June 2012. 

 
2. The process to amend our planning controls in Double Bay will require the allocation of 

considerable time and resources not currently budgeted in our Delivery Program and 
Operational Plan. 

 
3. Any proposal to increase height and FSR in the Double Bay commercial centre is likely to 

result in resident opposition with the potential need to extend the normal public consultation 
process.     

 
4. Council can demonstrate its significant commitment to the revitalisation of Double Bay 

through its commitment to the Kiaora Lands project, through its public domain improvements 
and by its support to the Double Bay Partnership. 

 
 
 
 
 
 
 
Chris Bluett 
Manager Strategic Planning 

Allan Coker 
Director Planning and Development 
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POLITICAL DONATIONS DECISION MAKING FLOWCHART  
FOR THE INFORMATION OF COUNCILLORS 

 

Matter before Committee or 
Council meeting

Did the applicant, owner (if not the applicant)  or 
someone close to the applicant make a donation in 

excess of $1,000 that directly benefited your election 
campaign?  (Code of Conduct Cl 7.23)

Action
Declare a significant non-

pecuniary conflict of interest, 
absent yourself from the meeting 

and take no further part in the 
debate or vote on the matter
(Code of Conduct Cl 7.17(b))

Did the applicant or someone close to the 
applicant make a donation less than $1,000 that 

directly benefited your election campaign?
(Code of Conduct Cl 7.23)

Do you believe the political 
contribution creates a significant non-
pecuniary conflict of interest for you?

(Code of Conduct Cl 7.24)

Action
Declare a significant non-

pecuniary conflict of interest, 
absent yourself from the meeting 

and take no further part in the 
debate or vote on the matter
(Code of Conduct Cl 7.17(b))

Action
Participate in debate and vote on 

the matter

Yes

No

YesYes

No

Is the matter before the 
meeting a Planning Matter?Yes

No

Staff to record  decision process 
(motions/amendments) and Division 

of votes for the determinative 
resolution or recommendation in the 

meeting minutes

Staff to record  decision process 
(motions/amendments) and 
determinative resolution or 

recommendation in the meeting 
minutes

Action
Consider appropriate action required.

This could include limiting involvement by:
1.  participating in discussion but not in decision 

making (vote),
2. participating in decision making (vote) but not in 

the discussion
3. not participating in the discussion or decision 

making (vote) 
4. removing the source of the conflict

No

or
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