
 

 

 
 
 
 
 
 
 
 
 

ANNEXURE 4 
 

Submissions received during the exhibition of the  
Kiaora Lands Planning Proposal and  

Draft Double Bay Centre DCP 2002 (Amendment No.3) 

helent
Text Box
Please Note:Due to the large file size, ANNEXURE 4 has been divided into two parts for the purpose of placement on Council's web site.  PART 2 OF 2 PARTS (ANNEXURE 4)



Double Bay Development Control Plan 

Amendment 3

Kiaora Lands Project

Submission by Woollahra Municipal Council Landowner Group



Memorandum 
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File No. 1064.G AMEND 3 DCP 

To Director of Planning and Development 

CC  

From Director of Technical Services 

Subject DOUBLE BAY DEVELOPMENT CONTROL PLAN  
AMENDMENT NO.3- SUBMISSION BY WMC LANDOWNER GROUP 

  
 
 
 1. Introduction 
 
This submission is made on behalf of the ‘Landowner’ group of Woollahra Municipal Council staff which 
has been established to oversee the development of the Kiaora Lands Project from a property owner and 
community services perspective.  The Landowner group comprises; 
 
Tom O’Hanlon – Director Technical Services 
Stephen Dunshea – Director Corporate Services 
Vicki Munro – Manager Library Services (and acting Director Community Services) 
Zubin Marolia – Manager Property & Projects 
 
 
The submission relates primarily to those elements of the Kiaora Lands Development to the north of 
Kiaora Lane (hereafter referred to as the New South Head Road Building) and the proposed open space 
adjacent to the building, described in the draft DCP as the new public plaza. This document has been 
reviewed and endorsed by the respected architect, Keith Cottier. 
 
In recent months, the Landowner group has taken the lead role in the development of design options for 
the New South Head Road Building and the adjacent open spaces. To assist in this process, we have 
engaged Brewster Hjorth Architects and the specialist retail consultants Brookfield Partnership. Brewster 
Hjorth have now developed a concept design which the Landowner group proposes to be the basis for the 
detailed design work to be undertaken by Nettleton Tribe Architects on behalf of Woolworths Pty Ltd. 
The design scheme is substantially different to that envisaged in the concept drawings prepared by 
Nettleton Tribe and exhibited concurrently with the draft DCP.  
 
It is our view that the proposed design scheme provides an excellent outcome for both Council (as 
landowner and library service provider) and the broader Woollahra community. This view is supported by 
Keith Cottier, who was engaged by the Landowner group to provide an informal peer review of the work 
prepared by Brewster Hjorth. It is recognised however that there are some essential elements of the 
revised scheme are inconsistent with the draft DCP as exhibited. The Landowner group therefore requests 
that consideration be given to amending the draft DCP to allow for the improved scheme. The requested 
amendments are discussed in detail throughout this document, and provided in summary form in Table 1 
at the end of this document. 
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2. Concept Design for New South Head Road Building 
 
Under the terms of the Private Public Partnership agreement between Council and Woolworths, 
responsibility for all design work for the Kiaora Lands buildings rests with Woolworths, who have 
engaged Nettleton Tribe Architects as principal designers. In early 2010, Nettleton Tribe prepared a 
concept design for the entire site, which was provided to Council and exhibited along with the draft DCP. 
In June 2010, the Landowner decided that Council, as the operator of the library and the manager/lessor 
of commercial and retail spaces, would undertake the preparation of a concept design for that part of the 
site comprising the New South Head Road Building and that this concept would form the basis of the 
detailed design to be undertaken by Nettleton Tribe for inclusion in Woolworths DA.  
 
To assist in this process, Council engaged Brewster Hjorth Architects, who were chosen from a field of 
six architectural firms who had been invited to submit proposals. They were chosen primarily because of 
their experience and expertise in library design, but also because of their broader experience in designing 
civic and community facilities. The architectural brief to Brewsters focussed primarily on the library 
component of the building, but also required them to critically assess the scheme developed by Nettleton 
Tribe and propose alternatives for the whole of the New South Head Road Building.  Their principal 
objective was to design a first class library, while seeking to maintain the commercial returns outlined in 
previous advice to elected members of Council and included in Council’s ‘PPP’ submission to the 
Department of Local Government. Council also engaged a specialist retail consultant to provide advice on 
the implications of a revised scheme on the niche retail components of the building. 
 
During the review process, it became clear that the design of the New South Head Road building was 
inextricably linked with the open space to the south of the site, so the brief to Brewsters was expanded to 
include design proposals for the ‘plaza’ envisaged in the draft DCP.     
  
A revised design scheme has been prepared by Brewsters and presented to Council’s Landowner group 
and informally to the elected Council. It is the view of the Landowner group that the scheme prepared by 
Brewsters represents a significantly better outcome for Council and the community than the scheme 
exhibited with the draft DCP. Initial feedback from Councillors in regard to the revise scheme has been 
very positive. 
 
Concept drawings of the revised scheme are attached as Annexure 1. An animated ‘fly through’ of the 
scheme has also been prepared and is also attached.  
 
Key elements of the revised scheme are; 
 

1. The library component of the building has been designed over three levels, all to the east of a 
widened arcade, providing the following benefits 

a. The library has a much greater ‘presence’ at the site, particularly as it presents to New 
South Head Road as a stand alone civic building. In the original scheme, the library 
appeared to be sandwiched between the retail and commercial levels of the building and 
lacked prominence when viewed from New South Head Road. 

b. The usable space available for the library has increased from 1963m2 to 2140m2. The 
larger area brings the library more into line with industry standards for a library of its type. 

c. The spread of functions over three levels provides greater scope to separate incompatible 
library activities and create three distinct activity zones, namely the children’s and multi 
function zone (Level 1), the recreation zone (Level 2) and the information zone (Level 3)   

d. Provides for a more interesting and exciting user experience and significantly increases the 
visibility into the library from both New South Head Road and the plaza. 
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2. The arcade has been widened from 5m to 8.6m at ground level, with the atrium at the upper levels 

widened from 5m to 7m, providing the following benefits; 
a. Improved connection between the Kiaora Lands development and New South Head Road 

and the Double Bay centre beyond, even after factoring in the visual effect of the ground 
floor escalators. It is worth noting that under the proposed scheme, the available space 
either side of the escalators is still wider than the arcade envisaged in the DCP. Improved 
connection is a key and recurring theme of the draft DCP, as evidenced by the following 
references –  

i. A2.2 Objectives for the Kiaora Lands Site 
1. To provide a prominent public connection between Kiaora Lane and the 

public spaces of Knox Street and Guilfoyle Park 
ii.  A2.3.2.4 New South Head Road 

1. Provide a new, clearly visible arcade which connects New South Head 
Road to development south of Kiaora Lane 

iii. A2.5.5.2 The new arcade 
1. Principle P1 – Provide a major public pedestrian link between New South 

Head Road and Kiaora Lane. 
2. Control C1 – The arcade is to be a minimum width of 5 metres at the 

ground and upper levels 
3. Control C4 – The entrance to the arcade at New South Head Road is to be 

clearly identified through architectural design. 
 

b. improved connectivity between the arcade space and the plaza to the south of the building 
c. establishes the space as an activity area and destination, rather than simply a transit 

corridor, as is the case with existing arcades on New South Head Road 
d. potential for a higher quality retail space  
e. use of the wider arcade space for activities which complement the library e.g. café with 

Wi-fi connectivity and reading spaces 
f. availability of ‘all weather’ al fresco spaces within the arcade which supplement the open 

spaces in the adjacent plaza 
g. increased light spill into both the arcade and the adjacent plaza resulting from the wider 

atrium 
h. allows for the building to present as two distinct and less imposing buildings at the New 

South Head Road frontage and clearly defines the library as a stand alone community 
building 

 
It is worth noting that the proposed arcade is now 72% wider than is required by controls in the 
draft DCP.  
 

3. Requested amendments to the draft DCP 
 
For the reasons outlined above, we believe that the revised design scheme provides a much improved 
outcome for the Woollahra community, but recognise that there are elements of the revised scheme which 
are inconsistent with the draft DCP as exhibited. Most of these inconsistencies relate to the built form of 
the New South Head Road Building and largely derive from efforts to recover useable space lost through 
expansion of the arcade. As noted, the expanded arcade delivers a myriad of benefits to the design 
outcome but, in the absence of the requested amendments to the DCP outlined in this submission, it will 
have a detrimental impact on the useable floor area of the building. The impact of the expanded arcade is 
a loss of useable floor area over the four levels of the building of 432m2. This loss of area has significant 
negative impacts, particularly on the functionality of the library but also on the net lettable area of the 
commercial and retail leaseholds.  
 
 
 



Some of the requested amendments to the DCP seek to recover some of this lost area in a way that does 
not adversely impact the community and design outcome of the project.  Other requested amendments are 
driven by architectural, open space planning and ESD considerations.  
 
The requested changes and the rationale for them are outlined below. The numbers used refer to clauses 
in the exhibited draft DCP. A summary of requested changes is included as Table 1 at the end of this 
document. 
 
A2.5.4 Built Form north of Kiaora Lane – Control C1 
 
Control C1 states ‘Comply with edge conditions in section A2.4 Built form envelopes, Figure 4’. The 
relevant edge condition here is condition E which requires a ‘320 inclined plane springing from the 
southern edge of the Plaza. Minimum of 22 metres from the southern edge of the plaza’.  The primary 
purpose of the condition appears to be to allow sunlight penetration into the plaza in winter.  
 
 

 
 
Figure 4 Edge Condition E – extracted from page 150 of draft DCP 
 
 
It is our view that compliance with this condition will have a significant detrimental impact on the design 
and use of the building while offering little benefit in the form of useable sunlight. Compliance with the 
condition would result in a loss of approximately 1100m2 of useable space from the New South Head 
Road building (in comparison to the revised concept). The condition envisages a step back at the upper 
floor of the building, which in our view would present as an architecturally discordant element in the 
southern façade of the building which we would prefer to see as a straight ‘street wall’ to the full height 
of 16.5m. 
 
In regard to the likely benefits to be derived from imposition of this condition, close investigation shows 
that compliance with the condition only allows for winter sunlight to strike the southern most edge of the 
plaza, with the only beneficiaries being the retailers located there. We believe that this benefit is marginal 
and is outweighed by the loss that the condition imposes.  
 
Our approach to the design challenge presented by the plaza being located to the south of the New South 
Head Road building has been to accept that inevitably the built form of any reasonable scheme will 
significantly impede sunlight entering the plaza in mid winter. The northern section of the plaza in 
particular will inevitably be shaded in winter, regardless of any setback that may be imposed. As we 
believe that the majority of passive outdoor activity at the site will occur in the area adjacent to the 
arcade, we have accepted the inevitability of shade in winter and have sought to address the problem 
through other initiatives, principally through the substantial widening of the arcade.  
 
The wider arcade addresses the issue in two ways.  Firstly, in recognising that the northern area of the 
plaza in unlikely to be a useable and comfortable space during cold and rainy weather, we have sought to 
provide public space that will be available for passive recreation activities (eating, reading etc) in all 
weather conditions.  
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There will be ample room within the widened arcade for the provision of seating, both in association with 
cafes (which we envisage will dominate the retail frontages to the plaza) and for general public use. Our 
expectation is that passive recreation will take place primarily within the covered arcade during cold and 
inclement weather and will gravitate to the plaza area when weather conditions suit. 
 
Secondly, by widening the arcade from the required 5m to 7m at the upper levels and thereby widening 
the glazed roof area, we will increase the flow of sunlight into both the arcade and the plaza. (See 
drawing 21 of Annexure 1). Critically, this increases the light levels on both the northern and southern 
sections of the plaza.  
 
For the reasons outlined here, we request that condition C1 be deleted and replaced with a new clause 
with the following effect.  
 
That the built form of the building to the north of Kiaora Lane maximises opportunities for passive 
recreation activity in a range of weather conditions.  
 
 
A2.4 Built Form Envelopes – Figure 4  
 
Edge Condition D calls for a ‘Boundary edge façade up to 14 metres and with a 3.5 metre setback up to 
16.5 metres’.  
 
 

 
Figure 4 Edge Condition D– extracted from page 150 of draft DCP 
 
 
As can be seen from the concept drawings at Annexure 1, the proposed design for the ‘library’ frontage 
to New South Road has the library presenting as a bold civic presence to the streetscape. We believe that 
the requirement for the step back contradicts this bold design statement and therefore request that this 
condition be deleted, at least as it applies to the library component of the building, i.e. to the east of the 
arcade. 
 

 
A2.5.5.3 The new public plaza  
 
The initiative to include a public plaza which is to be designed as a ‘special place’ which is ‘modulated to 
allow for defined areas of public circulation, seating areas and potential outdoor eating areas’ is strongly 
supported. The Landowner group believes that the public plaza will greatly improve the experience of 
visiting the Kiaora Lands site and, if successfully animated with an interesting mix of activities, has the 
potential to become a destination in its own right.   
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We are supportive of the three key design principles outlines in the DCP which are; 
 
P1 Ensure that the plaza has a distinctive character that is commensurate with its importance as a key civic space in the 
Double Bay Centre and the civic role of the adjoining building which fronts New South Head Road 
P2 Active retail and civic uses are to be frontages to face the plaza 
P3 Ensure plaza is animated by sunlight 
 
We are also broadly supportive of the Controls listed in the DCP, other than those which relate to the 
minimum dimensions of the space, i.e. C1 and C6. It is our strong view that the most important 
considerations in achieving a successful public plaza are;  

1. that it can be successfully activated and populated;  
2. that it is of a scale that invites people to enter and linger;  
3. that it is connected to and integrated with other activities and attractors and;  
4. the fabric of the space is interesting and attractive.   

 
We believe that the controls in the DCP should reflect these considerations and that the emphasis should 
be on the quality and potential activity of the space rather than on a prescribed minimum size.  We would 
further argue that the design for the plaza (including its dimensions) should be considered in light of it 
relationship with the other public spaces on the site, i.e. the arcade and Kiaora Lane.   
 
If it is considered essential that a minimum dimension be prescribed for the plaza in isolation, we would 
argue that the dimensions currently prescribed in the draft DCP are too large. Of particular concern is the 
requirement at Control C6 for a minimum width of 22m in any direction. We consider that this distance 
will be out of scale with the nature of the development and that the activity likely to occur there (which 
will predominantly be outdoor dining) will not be able to effectively activate the space. There is 
considerable risk that the activity in the space will cling to the perimeter, leaving a large, empty and 
uninviting space in the middle. In that scenario, the plaza may present as an obstacle to be quickly 
traversed rather than as a welcoming space to be entered and enjoyed. The revised scheme for the plaza 
proposed by Brewsters has a widest point of approximately 18.5m.  Even allowing for the occasional 
entry into the space by service vehicles, we believe that this width would be ample to achieve the required 
outcomes for the plaza and is the maximum space that could be regularly and adequately activated by the 
anticipated activity at the site.  
 
We request that Controls C1 and C6 be deleted and replaced with a new clause similar in intent to the 
following; 
 
The plaza is to be of a size and scale appropriate to the development and designed to maximise activation 
and connection to adjacent activities and transit routes. 
 
If Control C6 is to be retained, we request that the minimum north south width be reduced to 18m. 
 

 
A2.5.2 Height  

 
We are generally supportive of the height controls detailed at A2.4 Built Form Envelopes but would ask 
that the following minor amendments be considered. 
 

1. The draft DCP is silent as to whether the height controls include roof top plant. As the heights 
prescribed are in our view the minimum necessary for the activities proposed at the site, we 
request that the following additional clause be included. 
 
Any reasonable and necessary plant installed on the roof of buildings which is not visible from 
New South Head Road, Kiaora Road, Court Road or Patterson Street is to be excluded from the 
prescribed height controls. 
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2. The 16.5m height allowable for the New South Head Road building is the minimum necessary to 
achieve the activities proposed in our concept design. Amongst the raft of ESD initiatives that we 
are currently considering for the building is sub floor displacement air conditioning. While 
demonstrably more energy efficient, this style of air conditioning is likely to incur a space penalty 
as the ducting must be contained within the floor cavity. This can add up to 300mm of height per 
floor. To allow for this eventuality, we request that the following additional clause be included. 

 
An additional height allowance of up to 1m is available where it is demonstrated that the 
additional height is necessary to achieve an ESD outcome. 
 

Table 1 – Summary of Requested Changes  
 
Draft DCP Clause DCP 

Page Ref. 
Proposed Change 

A.2.4 Built Form Envelopes – 
Figure 4 Edge Condition D 

148, 150 Delete requirement for 3.5m setback above 14m. 

A.2.4 Built Form Envelopes – 
Figure 4 Edge Condition E 

148, 151 Delete.  

A.2.5.2 Height 152 Include two additional clauses –  
1. Any reasonable and necessary plant installed on the roof 

of buildings which is not visible from New South Head 
Road, Kiaora Road, Court Road or Patterson Street is to 
be excluded from the prescribed height controls. 

2. An additional height allowance of up to 1m is available 
where it is demonstrated that the additional height is 
necessary to achieve an ESD outcome. 

 
 

A2.5.4 Built Form north of Kiaora 
Lane – Control C1 
 

153 Replace with revised condition  
 
That the built form of the building to the north of Kiaora 
Lane maximises opportunities for passive recreation activity 
in a range of weather conditions.  
 

A2.5.5.3 The new public plaza 
Controls C1 & C6 
 

155, 156 Replace with revised condition 
 
The plaza is to be of a size and scale appropriate to the 
development and designed to maximise activation and 
connection to adjacent activities and transit routes. 
 

 
 
 
 
Attachments 
 
Annexure 1: Concept designs for New South Head Road Building 
 
Annexure 2/ Disc: Animated ‘fly through’ of New South Head Road and Plaza concept 
  
 





































































 
 
 
12 November 2010 
 
 
Woollahra Municipal Council 
PO Box 61 
DOUBLE BAY  NSW  1360 
 
By email: records@woollahra.nsw.gov.au 
 
 
Dear General Manager, 
 
RE: SP 911 – 8 Kiaora Road, Double Bay NSW 2028 

Kiaora Lands Redevelopment 
 
We write on behalf of the Owners Corporation of Strata Plan 911 further to the 
submission by Chapman Planning dated 5 August 2010, regarding the redevelopment of 
Kiaora Lands by Woollahra Council and Woolworths. 
 
Following the public exhibition of the Draft LEP in April 2010, a number of organisations, 
including Strata Plan 911, made submissions regarding the effect of the development on 
their respective properties.  The Owners Corporation understood that subsequently, 
Woolworths amended its concept plan to accommodate a number of concerns which 
had been expressed. 
 
However, the Draft DCP and the planning proposal currently on public exhibition in the 
Council Chambers and on your website are the original plans, with no modification.  Our 
clients are disappointed that their concerns appear to have been ignored. 
 
The Owners Corporation has commissioned the attached report, from JM Computer 
Modelling, on the shadowing by the proposed development on the northern border of 8 
Kiaora Road.  You will note that under the current plan, in the month of June all solar 
access will be lost and in the adjoining months, will greatly be reduced. 
 
There are only two solutions to this problem; either the northern setback should be 
increased to at least 5 m but preferably 7 m, or the angle allowing solar access from the 
proposed building be adjusted, as indicated on the final page of the attached document.    
The Owners Corporation also notes that the rear (western) setback of the development 
is insufficient and will adversely impact on the rear garden and west-facing apartments. 
 
Another particular concern to the Owners Corporation is noise from the proposed 
adjacent car park.  Our clients request that the ground floor car park be completely 
enclosed and that ramps linking the floors be located away from the building. 
 
The Owners Corporation is also concerned that the traffic resulting from this 
development will prove too heavy for Kioara Road and will cause traffic jams, as well as 
excessive noise and fumes around the building, with the potential to impact on the health 
of residents.  Our clients hope that an independent traffic consultant might be engaged 
to make recommendations regarding this matter, and that those recommendations will 
be taken on board by Woollahra Council. 
 
 



 
 
 
Finally, given that three entries to the carpark will be constructed in different parts of 
Double Bay, the Owners Corporation asks that provision be made for the entry/exit 
adjacent to 8 Kiaora Road to be limited in usage to 8:00 pm. 
 
The Owners Corporation makes this submission in the hope that a new, more 
considerate and equitable concept plan will be forthcoming to take into account the very 
severe adverse effect of the development on 8 Kiaora Road. 
 
Yours sincerely, 
 
 

 
Samantha Holloway 
Strata Manager 



  
 
"Geoffrey Rundle" <gr@arundle.com>  
12/11/2010 05:00 PM  
To <records@woollahra.nsw.gov.au> 
cc 
 
Subject 
Double Bay LEP and DCP 
  
 
  
 
I refer to my previous correspondence and applaud the Council in adopting  
the changes to the LEP re height and floor space ratio. 
  
Re the DCP I would ask that Council adopt a policy for the greening of the  
roof top parking area, i.e that the car park is softened by the planting  
of appropriate vegetation to soften the impact of a concrete area. 
  
Many thanks 
  
  
Geoffrey Rundle 
  
Selborne/Wentworth Chambers, 
13/180 Philip Street, 
Sydney, NSW, 2000. 
Australia 
  
DX 394 
 
Tel: +61 2 9231 2383 
Fax: +61 2 9235 2417 
 
gr@arundle.com 
  
 



  
 
"alex1" <absurf@bigpond.com>  
13/11/2010 04:55 PM  
To <records@woollahra.nsw.gov.au> 
cc 
 
Subject 
Fw: Kiaora Lands Project 
  
 
  
 
Re:Council Ref:1064.G(Kiaora Lands Planning Proposal) 
  
General Manager at Woolahara Council  
  
As owners of land and operators of a business that fronts Kiaora Lane  
please see comments previously expressed to Jacqeulyne Jeffery. 
Further to these comments we would also like to express our interest in  
leasing space from Council adjacent to our exclusive use area that fronts  
Kiaora Lane for the purpose of tables and chairs. 
Please contact us to make appropriate arrangements to discuss the matter. 
  
Thank you. 
  
Yours faithfully 
  
Alex Bosansky/Kerry Klemm 
93633022 
Tue-Sat. 
8am-4pm 
  
  
----- Original Message -----  
From: alex1  
To: records@woollahara.nsw.gov.au  
Cc: kerry klemm  
Sent: Monday, May 31, 2010 6:51 PM 
Subject: Kiaora Lands Project 
 
Attention:Jacqlyn Jeffery 
Woollahra Municipal Council 
  
Re: Suite 4  Lingate House  
409-411 New South Head Rd. Double Bay 
  
Dear Jacqlyn 
  
It was good talking to you this afternoon. 
  
As discussed we operate a Hair Salon at the above premises as well as  
owning the lot within the Strata Plan. 
Our business has been operating in Double Bay for 19 years and a further 5  
years within other salons in Double Bay. 
Over the many years we have built a loyal clientele by providing quality  
service in a location that is appealing.  
We believe we have improved the look of Kiaora Lane with the design of our  
salon and welcome the proposed development to further enhance the location. 
For the reasons above we are keen to ensure that the proposed development  
is sympathetic with the ambiance and feel of the design we have already  



created for our clientele. 
We understand that these are early days with the proposed design however  
we thought it prudent to draw a concern we have to your attention, sooner  
rather than later. 
We attended the meeting held at Woollahra Council and noticed that a large  
Woolworth's sign appeared to be directly opposite our Salon. 
Our clients currently look out onto trees and it would be an ugly extreme  
to replace that with a red neon Woolworth's sign. 
We understand that this may not be it's final location however we would  
like the outlook to be sympathetic with what we currently enjoy and that  
the privacy of our clientele is respected. 
We are more than happy to meet on site with whom it may concern to discuss  
the matter positively and constructively. 
  
Please feel free to contact us to arrange an on site appointment. 
  
Regards 
  
Alex Bosansky/Kerry Klemm 
Halo Hairdressing 
93633022 
 
 













  
"Gow-Gates, Anthony" <agowgates@gowgates.com.au>  
12/11/2010 03:45 PM  
To <records@woollahra.nsw.gov.au> 
cc 
 
Subject 
Kiaora Lands Planning Proposal and Draft DCP 
  
 
The General Manager, 
Woollahra Council 
  
  
Dear Sir, 
  
Thank you for the correspondence regarding Kiaora Lands Planning  
Proposal.  I know the Double Bay Residents’ Association is involved in  
representing Residents, however my general comments are also provided  
below:- 
  
*) Traffic.  Living in Court Road the traffic from the “east” to  
New South Head Road is already considerable.  I do believe a Traffic  
Consultant should be appointed to review sooner than later. 
*) Edge Condition A   Normal building setbacks to a development  
site should apply.  This would mean 15m instead of 7.25 metres and  
landscaped details shown – preferably evergreen trees when mature would be  
of suitable height. 
*) Plans.  I understand Woolworths concept plans have been  
updated.  These should be shown to the public asap. 
*) Edge Condition H.  Where appropriate to residential  
properties, noise protection and mindful of sunlight should apply. 
*) Setbacks. should contain only landscaping and no other built  
structures.  Any structures facing residential properties should not  
contain openings. 
*) A 2.5.  6/7 Carpark/Loading/Roof.  Carparks and Ramps  
Loading/Roof should be enclosed to avoid noise especially to the  
residential properties facing Court Road. 
  
Thank you.  I hope the Council has the intention of developing a  
worthwhile design to reflect the “flavour” of Double Bay.  We only have  
one chance to undertake a stylish and worthwhile development, Double Bay  
deserves it.  I ask that the Council and Councillors are mindful of this  
and not pressured because of commercial “partners”. 
  
Thank you. 
  
Yours sincerely, 
  
Anthony Gow-Gates. 
  
Tel: 02 8267 9901 
Fax: 02 82679998 
agowgates@gowgates.com.au Gow Gates  
A.B.N. 12 000 837 785 
Phone: 02 8267 9999 - Fax: 02 8267 9998 
Address: Level 8 491 Kent Street 
SYDNEY NSW 2000 
Postal: GPO Box 4731 
SYDNEY NSW 2001 
www.gowgates.com.au 
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Proposed Kiaora Lands Development, Double Bay 

Response to Council’s Latest Proposed Amendments to the Planning 
Instruments Related to Kiaora Lands Double Bay, as notified in Council’s 

Letter of 12 October 2010. 

Prepared by Geoff Baker, Director of Urban Design, DesignInc Sydney 

November 22, 2010 

 

(1) Introduction 

I have reviewed, on Council’s website, the current Planning Proposal (proposed amendments to 
Woollahra Local Environment Plan 1995) and proposed Draft Double Bay Centre DCP 2002 
(Amendment no. 3) related to the Kiaora Lands and scanned relevant attachments.  It is noted that 
the “Supporting Material” provided on Council’s web page includes “Indicative development concept 
plans (dated April 2010)” which do not appear to have been amended as part of the current 
Exhibition of the latest proposed amendments to the planning instruments. 

This statement addresses urban design and planning issues.  In general, it does not consider other 
aspects of the proposed redevelopment of the Kiaora Lands, such as land economics, the proposed 
commercial arrangements between Council and other parties (principally Woolworths) or traffic 
engineering, which are not within the areas of expertise of the author. 
 
 
(2) Limited Uses 
The Planning Proposal includes rezoning of a number of land parcels from 2(b) Residential to 3(a) 
General Business.  Whilst the site zoning (existing and proposed) is 3(a) General Business, which 
permits mixed use development including residential uses, it is noted that the objectives for the 
Kiaora Lands in Section A2.2 of the DCP amendments make no mention of the desirability of 
residential development on the site, not withstanding Appendix 2 of the original DCP proposing 
residential uses as part of the mix on the Kiaora Lands. 
 
 
(3) Diminishment of the Public Realm 
The DCP amendments continue to include the closure of portions of two public streets – the 
northern two‐thirds of Anderson Street and the eastern half of Patterson Street.   
 
As presented in detail in our original Statement of Objection dated May 2010, the impact of the 
proposal on the public realm of the Centre is illustrated in Figures 1 and 2 below.   
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Figure 1:  Existing Street Network 

Fig
ure 2:  Proposed Street Network 
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Of particular concern is the loss of public streets, which currently provide public access via wide 
corridors which are fully open to the sky, include street trees and are generally of good amenity.  In 
place of these streets, the proposed DCP amendments require only a single north‐south pathway 
through the ground floor of the proposed supermarket and enclosed car parking, roughly in the 
location of the closed portion of Anderson Street.  The controls under Section A2.5.6 Carpark and 
Loading Dock Design are presumably intended to address the amenity of this connection, but as a 
public realm element it remains hopelessly flawed and wholly inadequate as a compensation for the 
loss of public realm resulting from the street closures.  This will particularly be the case if the 
pathway traverses enclosed parking as shown in Woolworth’s indicative concept plans, where 
vehicular circulation laneways cross the pathway at multiple locations.   
 
 
(4) Excessive Scale 
Council’s proposed DCP amendments continue to show a single building occupying virtually the 
whole of the site south of Kiaora Lane to a possible maximum height of 13 metres.  It remains the 
fact that the horizontal scale of the proposed development is substantially greater than that of any 
other building in Double Bay Centre.  Figure 6 shows that the footprint of the proposal is about two 
and a half times that of the Cosmopolitan Centre, which is currently the building with the largest 
plan area in the Centre.   
 
 
Figure 6:  Footprint Comparison 
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It is also noted that the current Planning Proposal reduces the FSR on the portion of the site south of 
Kiaora Lane to 1.1:1.  Whilst this may appear to reduce the bulk and scale of a future building in this 
location, it is my understanding that for a development of the type proposed by Woolworths, 
parking would not be counted as floor space for the purposes of calculating FSR.  It is further 
understood that the building envelope shown in the DCP amendments (covering virtually the whole 
of the site south of Kiaora Lane to a height of 13 metres) would accommodate the Woolworths 
proposal.  As shown on Council’s website, this comprises four levels – Ground Floor (some retail, 
mostly parking), First Floor (shops/supermarket/offices), Second Floor (parking) and Roof (parking).  
 
 
(5) Loading Dock on Kiaora Road 
The DCP amendments continue to allow the large loading dock on Kiaora Road shown on the 
Woolworths drawings.  As noted originally, the scale of this dock and the size of trucks using it are 
not compatible with this street and are another manifestation of the excessive scale of the proposed 
supermarket.  
 
 
(6) Conclusion 

The current round of proposed amendments to the LEP and DCP remain generally at the margin, in 
terms of the major urban design issues reiterated above. 

The type of development which Council currently contemplates for the Kiaora Lands continues to 
raise a number of serious urban design and planning problems.  The proposed amendments to the 
LEP and DCP and the proposed development continue to jettison sound strategies and concepts for 
the site within the current Double Bay Centre DCP, to the potential detriment of the public realm 
and the physical, environmental and visual amenity of the precinct.  
 

  Geoff Baker 
Director of Urban Design, DesignInc Sydney 
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