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1. Introduction and brief description of the proposed activity
This Review of Environmental Factors (REF) has been prepared by Ethos Urban (formerly JBA) for the Office of
Environment and Heritage, on behalf of Gap Bluff Hospitality Pty Ltd. This REF proposes the adaptive reuse of six
existing buildings within the Gap Bluff Precinct and South Head, Camp Cove and Green Point Precinct, located in
Sydney Harbour National Park.
The purpose of this REF is to describe the proposal, to document the likely impacts of the proposal on the environment,
to detail mitigation measures to be implemented, and to determine whether the proposal can proceed.
The REF should be read in conjunction with the following documentation:


Architectural and Landscape Drawings, prepared by RF Architects and Trish Dobson Landscape Architecture
(Appendix A).



Traffic Impact Assessment Report and Draft Traffic Management Plan prepared by Ason Group (Appendix B).



Acoustic Report and Construction Noise Assessment, prepared by Marshall Day Acoustics (Appendix C).



Heritage Impact Statement, prepared by NBRS Architecture (Appendix D).



Aboriginal Archaeological Assessment, prepared by Comber Consultants (Appendix E).



Access Report, prepared by Accessible Building Solutions (Appendix F).



BCA Capability Statement, prepared by Blackett Maguire + Goldsmith (Appendix G).



Operational Plan of Management, prepared by Gap Bluff Hospitality (Appendix H).



Construction Management Plan, prepared by Expertise Building Pty Ltd (Appendix I).



ESD Report, prepared by Flux Consultants (Appendix J).



Waste Management Plan, prepared by Gap Bluff Hospitality (Appendix K).



Sustainability Assessment, prepared by Ethos Urban (formerly JBA) (Appendix L).



Assessment against Clause 228 of the Environmental Planning and Assessment Regulation 2000, prepared by
Ethos Urban (formerly JBA) (Appendix M).



Flora and Fauna Impact Assessment (Appendix N).



Letter from the La Perouse Local Aboriginal Land Council (Appendix O).



Response to Public Submissions Table, prepared by Ethos Urban (formerly JBA) (Appendix P).



Response to Flood Comments, prepared by Martens Consulting Engineers (Appendix Q)



Hazardous Building Materials Report, prepared by Douglas Partners (Appendix R).



Preliminary Site Investigation, prepared by Douglas Partners (Appendix S).



Proposed Graphics and Signage Plans prepared by NBRS Architecture (Appendix T).

The works, and the changes that have been made since the REF was originally exhibited between August and
November 2015, are briefly summarised in the following table.
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Gap Bluff Precinct

Officers Mess


Although this building is currently vacant, its most recent use was as a function/reception
centre. This use is proposed to be continued.



Adaptive reuse, internal and roof alterations including acoustic treatments and external
landscaping.



Including reception areas, kitchen, office and store, bridal rooms, amenities and a lift for
accessible compliance.



Capacity for 95 for banquet-type functions, or 110 for cocktail functions.

Armoury


Although this building is currently vacant, its most recent use was as a function/reception
centre. This use is proposed to be continued.



Adaptive reuse, internal renovations including acoustic treatments, addition of a side wing
and external landscaping.



Including reception area, enclosed terrace, kitchen, storage, amenities, bridal room and a
chair lift for accessibility compliance.



Capacity for 140 persons for banquet-type functions, or 160 for cocktail functions.

Gap Cottage


Although this building is currently vacant, its most recent use was as staff accommodation.
This use is proposed to be changed to short-term holiday accommodation.



Adaptive reuse, minor internal renovations and external landscaping.

The following caps will apply to patron numbers in the Gap Bluff Precinct:

South Head, Camp
Cove and Green
Point Precinct



Maximum 270 guests attending functions at any one time.



Maximum 410 guests attending functions on any one day.

Constables Cottage


Although this building is currently vacant, its most recent use was as short-term holiday
accommodation. This use is proposed to be continued.



Adaptive reuse, minor internal renovations and external landscaping.

33 Cliff Street


Although this building is currently vacant, its most recent use was as staff accommodation.
This use is proposed to be changed to short-term holiday accommodation.



Adaptive reuse, minor renovations and reconfiguration, including excavation for a new
garage, and external landscaping.

Green Point Cottage


Although this building is currently vacant, its most recent use was as short-term
accommodation. This use is proposed to be continued.



Adaptive reuse, minor internal renovations and reconfiguration, and external landscaping.
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Summary of Key
Changes since
2015 Exhibition

In response to the submissions received during the public exhibition period, the following key
changes have been made to the prooposed activity:


Deletion of the proposed second floor level of the Armoury.



Change in use of Constables Cottage from a café/restaurant to short-stay accommodation.



Provision of sufficient on-site parking to accommodate all guest and staff parking
requirements.



Incorporation of additional acoustic and noise containment measures.



Complimentary community use of the Officers Mess or Armoury on up to 10 occasions per
year.



Hosting of an annual Community Open Day to Constables Cottage, 33 Cliff Street, Green
Point Cottage and Gap Bluff Cottage.



Introduction of a daily cap on patron numbers, with a maximum of 410 guests attending
functions at the Gap Bluff Precinct on any one day, and a maximum of 270 guests on the
site at any one time.

The proposed changes mean that the capacity of the venues is now slightly less than the
previous use of the site.
Estimated
commencement
and completion
dates

The estimated commencement and completion date for each element of the proposal are as
follows:


Officers Mess: November 2017 – August 2018.



The Armoury: November 2017 – August 2018.



Gap Bluff Cottage: November 2017 – March 2018.



Constables Cottage: February 2018 – May 2018.



33 Cliff Street: November 2017 – March 2018.


Green Point Cottage: November 2017 – March 2018.
*Note a comprehensive description of the proposal is contained at Section 6.2 of this form.

2. Proponents details
All correspondence and notices will be sent to the address of the proponent.
Name

Mr

Given name: Philip

Surname: Beauchamp
Organisation
ACN /ABN
(if applicable)
Section/Division
(DECCW proponents only)
Position
Address

Gap Bluff Hospitality Pty Ltd
ACN: 601 507 804

Development Director
No: Suite 2, Level 5

Street Name: 51 Druitt Street

Suburb: Sydney
State: NSW
Phone numbers
Fax
Email

Postcode: 2000

Mobile:
9333 3899
pb@beaucon.net.au
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3. Permissibility
3.1

Legal permissibility

Indicate whether the activity is permissible under the legislation. Section 1.10 and Appendix 1 of the Proponents
Guidelines for the Review of Environmental Factors provides guidance on permissibility. Include explanation where
necessary.
State Environmental Planning Policy (Infrastructure) 2007 (Infrastructure SEPP)
Under the Infrastructure SEPP, development for any purpose may be carried out without consent on land reserved
under the National Parks and Wildlife Act 1974 (NPW Act) if the development is for a use authorised under that Act.
The proposal is for a use capable of being authorised under the NPW Act and can therefore be carried out without
consent.
The Infrastructure SEPP requires consultation with councils or other public authorities under certain circumstances:


The revised REF is required to be referred to Woollahra Council under cl. 14 of the SEPP, given the proposal is
likely to have an impact on a local heritage item. It is noted that a meeting was held between Gap Bluff Hospitaity
and Woolahra Council officers on 23 February 2017 to discuss the revised proposal.



The revised REF is not required to be referred to RMS, given the proposed facilities do not exceed the size or
capacity triggers under Schedule 3 of the Infrastructure SEPP.
National Parks and Wildlife Act 1974 (NPW Act)

Section 81 of the NPW Act states the following (emphasis added):
81 Operations under plan of management
(1) Where the Minister has adopted a plan of management for a national park, historic site, nature
reserve, karst conservation reserve, Aboriginal area or wildlife refuge, it shall, subject to subsections
(5) and (6), be carried out and given effect to by the Director-General.
(2) Where the Minister has adopted a plan of management for a conservation area, it shall be carried out and
given effect to by the Director-General, the owner (within the meaning of Division 7 of Part 4) of the area and
any successors in title (within the meaning of section 69E) to the owner.
…
(3A) If the Minister has adopted a plan of management for a state conservation area or a regional park, it is
to be carried out and given effect to:
(a) by the Director-General, or
(b) by the relevant state conservation area trust or regional park, trust, or
(c) by the local council (if any) that has the care, control and management of the regional park.
(4) Despite anything in this or any other Act or in any instrument made under this or any other Act, if
the Minister has adopted a plan of management under this Part, no operations shall be undertaken in
relation to the lands to which the plan relates unless the operations are in accordance with that plan.
However, this subsection does not prevail over section 185A.
…
(6) If the Minister has adopted a plan of management for lands reserved under Part 4A, it is to be carried out
and given effect to by the board of management for the lands.
The revised development is proposed to be undertaken in accordance with the Sydney Harbour National Park Plan of
Management 2012 (SHNP PoM), and is therefore capable of being authorised under the NPW Act. The specific
requirements of the SHNP PoM as they relate to the Gap Bluff precinct and the South Head, Camp Cove and Green
Point precinct are discussed in more detail on pages 8 and 9.
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Objects of the Act (s.2A)
The objects of the Act are as follows:
(a) the conservation of nature, including, but not limited to, the conservation of:
(i) habitat, ecosystems and ecosystem processes, and
(ii) biological diversity at the community, species and genetic levels, and
(iii) landforms of significance, including geological features and processes, and
(iv) landscapes and natural features of significance including wilderness and wild rivers,
(b) the conservation of objects, places or features (including biological diversity) of cultural value within the
landscape, including, but not limited to:
(i) places, objects and features of significance to Aboriginal people, and
(ii) places of social value to the people of New South Wales, and
(iii) places of historic, architectural or scientific significance,
(c) fostering public appreciation, understanding and enjoyment of nature and cultural heritage and their
conservation,
(d) providing for the management of land reserved under this Act in accordance with the management
principles applicable for each type of reservation.
The revised proposal would be consistent with the objects of the Act, given the following:


The proposal would not affect the conservation of nature, given the works are limited to the adaptive reuse and
renovation of existing buildings which involve less intrusive works than the original proposal. Further, the footprint
of the proposed works would not extend signficantly beyond the existing curtilage of the buildings.



The proposal aims to respect the heritage significance of the buildings, and in the case of the Officers Mess,
makes a positive contribution in terms of the reinstatement of the original flat roof. Overall, the proposal would
result in the refurbishment and long-term upkeep of a number of heritage buildings.



Public access arrangements will either remain as they currently exist, or will be improved. Specifically, public
access to the land within the Gap Bluff precinct (i.e. around the Armoury and Officers Mess) will be maintained.
Further, public access to several buildings will be significantly improved – Gap Bluff Cottage and 33 Cliff Street
will be available for use as short-term accommodation for the first time. Overall, the proposal will not result in any
loss of public access, and in some cases will significantly improve public access to the buildings and surrounding
area.



The proposal would continue to facilitate management of the surrounding NPWS land in accordance with the
Sydney Harbour National Park Plan of Management 2012.
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Reserve management principles (s.30E-30K)
The management principles for national parks are as follows:
(a) the conservation of biodiversity, the maintenance of ecosystem function, the protection of geological and
geomorphological features and natural phenomena and the maintenance of natural landscapes,
(b) the conservation of places, objects, features and landscapes of cultural value,
(c) the protection of the ecological integrity of one or more ecosystems for present and future generations,
(d) the promotion of public appreciation and understanding of the national park’s natural and cultural values,
(e) provision for sustainable visitor or tourist use and enjoyment that is compatible with the conservation of
the national park’s natural and cultural values,
(f) provision for the sustainable use (including adaptive reuse) of any buildings or structures or modified
natural areas having regard to the conservation of the national park’s natural and cultural values,
(fa) provision for the carrying out of development in any part of a special area (within the meaning of the
Hunter Water Act 1991) in the national park that is permitted under section 185A having regard to the
conservation of the national park’s natural and cultural values,
(g) provision for appropriate research and monitoring.
The revised proposal is consistent with the management principles for national parks, given the following:


The proposal is for the adaptive reuse and renovations of existing buildings, with minor works beyond the existing
footprint of each building. The proposal will therefore have a minimal impact on the biodiversity or ecological
integrity of the Sydney Harbour National Park.



The proposal would result in the adaptive reuse and upkeep of multiple heritage-listed buildings. These buildings
are currently unused and are in need of refurbishment. The reuse of these buildings will not only facilitate their
ongoing maintenance, but will also significantly improve public access and enjoyment of the buildings and their
rich heritage.



Current arrangements for public access will be maintained across the precincts. Specifically, areas in the Gap
Bluff precinct currently used for public enjoyment will continue to be accessible, and will be improved through
landscaping. Access to the buildings themselves will be improved – in particular, Constables Cottage, 33 Cliff
Street, Green Point Cottage and Gap Bluff Cottage will be available for public hire as short-term accommodation.



The revised proposal would incorporate a number of sustainability measures, including the following:
Passive design features, such as enhanced natural ventilation and effective shading measures;
Reuse of existing materials;
Use of low Volatile Organic Compound (VOC) products, low/zero formaldehyde timbers, Forest Stewardship
Council (FSC) certified timber and Good Environmental Choice Australia (GECA) certified furnishings and
floor coverings;
Use of star-rated equipment where possible, to within 0.5 stars of the best available;
Use of high efficiency Heating Ventilation and Cooling (HVAC) equipment;
Use of occupancy controls and LED lighting;
Establishment of energy targets;
Use of WELS-rated fittings, fixtures, appliances and equipment;
Establishment of minimum recycling targets; and
Education of staff and guests in best achieving sustainability targets.
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Title and relevant sections of plan of management or Statement of Interim Management Intent (or drafts):
Under the SHNP PoM, the following are identified as the desired outcomes for the national park:


To conserve the natural values of the park.



To celebrate and nurture contemporary and traditional Aboriginal culture.



To celebrate the historic heritage values of the park.



To provide enriching and memorable experiences in the park.



To improve access to the park for all.



To strengthen and create partnerships.



To ensure that robust management of the park is sustained.



To contribute to the goal of easy and safe transport to and within the park.

The proposal is consistent with these outcomes, as it will:


Allow the adaptive use of a number of historic buildings, including Constables Cottage and the Officers Mess;



Respect the natural values of the park, by maintaining a building footprint very similar to that of the existing
buildings, and by providing landscaping with an appropriate planting palette;



Maintain and improve public access to the park, including providing wheelchair access to the function buildings for
the first time;



Ensure that the areas of the park subject to the proposed activity are maintained appropriately; and



Not affect the availability of transport to and within the park.

The proposal is also consistent with the specific sections of the SHNP PoM relevant to each precinct.


The Armoury, Gap Cottage and Officers Mess form part of Precinct 03: Gap Bluff. Project 11, which sits under
Precinct 03, allows for adaptive re-use of the precinct for the purpose of appropriate community and commercial
uses, such as visitor and tourist accommodation, administration, or for conferences and functions. The proposed
uses are consistent with these intended uses and are consistent with the management principles of the park. The
PoM also identifies an area for new buildings. The proposed works to the Armoury, Gap Cottage and Officers
Mess are within this area for new buildings or structures.



Constables Cottage, 33 Cliff Street and Green Point Cottage form part of Precinct 02: South Head, Camp Cove
and Green Point. These buildings are identified for new adaptive uses, such as accommodation.
Leasing, licencing and easement provisions of Part 12

Under section 151 of the NPW Act, the Minister may grant a lease or license authorising the use of land or buildings
within a reserve, or the modification or exsiting buildings or structures on the land concerned. Both are proposed in
this REF.
Under section 151A, a lease or license may be granted for certain purposes, including:


The provision of accommodation for visitors and tourists;



The provision of facilities and amenities for visitors and tourists; and



Any purpose that enables the adaptive reuse of an exsiting building or structure.

The proposed activity is consistent with these permitted purposes.


Green Point Cottage, Gap Bluff Cottage, 33 Cliff Street and Constables Cottage are proposed to be used as
accommodation for visitors and tourists.



The Armoury and Officers Mess are proposed to be used as facilities to enable the hosting of functions, and will
enable the adaptive reuse of the existing heritage-listed buildings.

The definition of ‘adaptive reuse’ under the NPW Act is as follows:
adaptive reuse of a building or structure on land means the modification of the building or structure and its
curtilage to suit an existing or proposed use, and that use of the building or structure, but only if:
(a) the modification and use is carried out in a sustainable manner, and
(b) the modification and use are not inconsistent with the conservation of the natural and cultural values of
the land, and
(c) in the case of a building or structure of cultural significance, the modification is compatible with the
retention of the cultural significance of the building or structure.
In response to this definition, generally the proposal will be carried out in a sustainable manner. The proposal would
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incorporate a number of sustainability measures, including the following:


Passive design features, such as enhanced natural ventilation and effective shading measures;



Reuse of existing materials;



Use of low VOC products, low/zero formaldehyde timbers, FSC certified timber and GECA certified furnishings
and floor coverings;



Use of star-rated equipment where possible, to within 0.5 stars of the best available;



Use of high efficiency HVAC equipment;



Use of occupancy controls and LED lighting;



Establishment of energy targets;



Use of WELS-rated fittings, fixtures, appliances and equipment;



Establishment of minimum recycling targets; and



Education of staff and guests in best achieving sustainability targets.

The modifications and use of each building will generally be consistent with the natural and cultural values of the land,
and the cultural significance of the buildings. The revised proposal will result in a positive outcome for the buildings,
due to the sensitive design of the adaptations. NBRS Architecture specifically notes that:


Constable’s Cottage is of state significance and will be conserved with some upgrade to spaces of little heritage
significance.



The proposed reconstruction of the parapet around the Officers’ Mess will reinstate the original design of the InterWar Functionalist building. Much of the work to the Officers’ Mess is internal and generally, will remove later
additions to recover significant spaces.



Proposed works to Gap Bluff Cottage will involve sympathetic internal modifications to a highly-modified building
of moderate heritage significance.



Proposed works to Green Point Cottage will involve sympathetic internal modifications to a modified building of
moderate heritage significance.



The proposed works to the Armoury, a place of little to moderate heritage significance, will modify the interior and
exterior of the building to enable its use as a function facility in accordance with modern expectations and BCA
requirements. Whilst this building will have the greatest modification, the proposed changes are to a building with
low integrity.

A Sustainability Assessment has been prepared in response to the assessment criteria required under section 151B.
This Sustainability Assessment demonstrates that the revised proposed activity is consistent with the criteria. The
assessment can be found at Appendix L.
Overall, it is considered that the matters identified in Part 12 are satisfied, allowing the Minister to grant a lease or
license for the proposed activity.
Management powers and responsibilities of DECCW (s.8 and s.12) – for internal DECCW projects
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Special note: for lease proposals under s.151 NPW Act involving new buildings or structures
Section 151A(5) of the NPW Act states that the Minister must not grant a lease under s.151 for visitor or tourist uses
that authorises the erection of a new building or structure unless the plan of management identifies the purpose as
permissible and the general location for the new building. If relevant to the proposal indicate whether this requirement
has been met, or will be.
The revised proposed activity involves the adaptive reuse and renovations to existing buildings – no new buildings are
proposed and the bulk and scale of the buildings will generally remain the same. In relation to the Armoury, and as
described in Section 5 and Section 8.3, the additional level is no longer proposed, and so the works to the Armoury will
result in very little visual impact, and will maintain the Harbour’s unique visual qualities.
The revised proposal is consistent with the specific sections of the PoM which relate to permissible uses and locations
for new buildings and structures within each precinct. In summary:


The Armoury, Gap Cottage and Officers Mess form part of Precinct 03: Gap Bluff. Project 11, which sits under
Precinct 03, allows for adaptive re-use of the precinct for the purpose of appropriate community and commercial
uses, such as visitor and tourist accommodation, administration or for conferences and functions. The proposed
uses are consistent with these intended uses and are consistent with the management principles of the park. The
PoM also identifies an area for new buildings, stating that “Any new buildings or structures are to be located within
an area bounded by the entrance road, the public toilets, the Armoury, the Cottage and the Officers Mess carpark,
as marked on the Gap Bluff precinct map. No new buildings are permitted between the Officers Mess and The
Gap.” The proposed works to the Armoury, Gap Cottage and Officers Mess are within this area for new buildings
or structures.



Constables Cottage, 33 Cliff Street and Green Point Cottage form part of Precinct 02: South Head, Camp Cove
and Green Point. These buildings are identified for new adaptive uses, such as accommodation. The works to
these buildings are for the purpose of short-term accommodation, and so are consistent with the permissible uses
identified under the PoM.

Further, the revised modifications and use of each building will generally be consistent with the natural and cultural
values of the land, and the cultural significance of the buildings. The proposal will result in a positive outcome for the
buildings, due to the sensitive design of the adaptations. NBRS Architecture specifically notes that:


Constable’s Cottage has State significance and will be conserved with some upgrade to spaces of little heritage
significance.



The proposed reconstruction of the parapet around the Officers’ Mess will reinstate the original design of the InterWar Functionalist building. Much of the work to the Officers’ Mess is internal and generally, will remove later
additions to recover significant spaces.



Proposed works to Gap Bluff Cottage will involve sympathetic internal modifications to a highly-modified building
of moderate heritage significance.



Proposed works to Green Point Cottage will involve sympathetic internal modifications to a modified building of
moderate heritage significance.



The proposed works to the Armoury, a place of little to moderate heritage significance, will modify the interior and
exterior of the building to enable its use as a function facility in accordance with modern expectations and BCA
requirements. Whilst this building will have the greatest modification, the proposed changes are to a building with
low integrity.

Given the above, the requirement under section 151A(5) of the NPW Act is therefore met.
Wilderness Act 1987 (for activities in wilderness areas consider objects of the Act, management principles,
s.153, etc)
Not applicable. Sydney Harbour National Park does not contain wilderness areas.
Environmental Planning and Assessment Act 1979 (EP&A Act) (consider aims and objectives of relevant
environmental planning instruments, zoning and permissible uses, development controls, etc)
Explanatory note: Clause 65 of State Environmental Policy (Infrastructure) 2007 provides that development for
any purpose may be undertaken within specified DECCW lands without consent. This removes the need for
development consent under Part 4 of the EP&A Act, meaning that most activities within DECCW land are
assessed under Part 5. However, proponents should still confirm that the SEPP is applicable to their particular
proposal, and provide consideration of other environmental planning instruments that would otherwise apply to
the proposal if it were not occurring on DECCW land.
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The revised proposal does not require development consent, consistent with clause 65 of State Environmental
Planning Policy (Infrastructure) 2007, as it is proposed to be carried out on land reserved under the National Parks
and Wildlife Act 1974. Approval will be required under the NPW Act and a lease under the NPW Act is proposed.
The Infrastructure SEPP requires consultation with councils or other public authorities under certain circumstances:


The REF is required to be referred to Woollahra Council under cl. 14 of the SEPP, given the proposal is likely to
have an impact on a local heritage item. However, OEH intends to consult with Council in any case.



The REF is not required to be referred to RMS, given the proposed facilities do not exceed the size or capacity
triggers under Schedule 3 of the SEPP.

The land is zoned E1 under Woollahra Local Environmental Plan 2014. Under the E1 zone, uses authorised under the
NPW Act are permitted without consent. The objectives of the E1 zone are as follows:


To enable the management and appropriate use of land that is reserved under the National Parks and Wildlife Act
1974 or that is acquired under Part 11 of that Act.



To enable uses authorised under the National Parks and Wildlife Act 1974.



To identify land that is to be reserved under the National Parks and Wildlife Act 1974 and to protect the
environmental significance of that land.

The revised proposed use is consistent with the objectives of the E1 zone, given the following:


The proposed development is consistent with the objects of the NPW Act, the management principles for national
parks and historic sites, and the plan of management for the Sydney Harbour National Park.



Approval will be required under the NPW Act and a lease under the NPW Act is proposed.



The proposal protects the environmental significance of the land by limiting the extent of the proposed works and
providing appropriate landscaping.

No height or FSR controls apply to the site under Woollahra Local Environmental Plan 2014.
Consistency with Clause 228 of the Environmental Planning and Assessment Regulation 2000 is addressed at
Appendix M.
Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005
The site is within the Sydney Harbour Catchment. Sydney Regional Environmental Plan (Sydney Harbour Catchment)
2005 therefore applies to the proposed activity. Constables Cottage, 33 Cliff Street and Green Point Cottage are also
within the Foreshores and Waterways Area, as defined by the Foreshores and Waterways Area Map.
The planning principles for land within the Sydney Harbour Catchment are as follows:
(a) development is to protect and, where practicable, improve the hydrological, ecological and geomorphological
processes on which the health of the catchment depends,
(b) the natural assets of the catchment are to be maintained and, where feasible, restored for their scenic and
cultural values and their biodiversity and geodiversity,
(c) decisions with respect to the development of land are to take account of the cumulative environmental impact of
development within the catchment,
(d) action is to be taken to achieve the targets set out in Water Quality and River Flow Interim Environmental
Objectives: Guidelines for Water Management: Sydney Harbour and Parramatta River Catchment (published in
October 1999 by the Environment Protection Authority), such action to be consistent with the guidelines set out in
Australian Water Quality Guidelines for Fresh and Marine Waters (published in November 2000 by the Australian
and New Zealand Environment and Conservation Council),
(e) development in the Sydney Harbour Catchment is to protect the functioning of natural drainage systems on
floodplains and comply with the guidelines set out in the document titled Floodplain Development Manual 2005
(published in April 2005 by the Department),
(f) development that is visible from the waterways or foreshores is to maintain, protect and enhance the unique
visual qualities of Sydney Harbour,
(g) the number of publicly accessible vantage points for viewing Sydney Harbour should be increased,
(h) development is to improve the water quality of urban run-off, reduce the quantity and frequency of urban run-off,
prevent the risk of increased flooding and conserve water,
(i) action is to be taken to achieve the objectives and targets set out in the Sydney Harbour Catchment Blueprint, as
published in February 2003 by the then Department of Land and Water Conservation,
(j) development is to protect and, if practicable, rehabilitate watercourses, wetlands, riparian corridors, remnant
native vegetation and ecological connectivity within the catchment,
(k) development is to protect and, if practicable, rehabilitate land from current and future urban salinity processes,
and prevent or restore land degradation and reduced water quality resulting from urban salinity,
(l) development is to avoid or minimise disturbance of acid sulfate soils in accordance with the Acid Sulfate Soil
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Manual, as published in 1988 by the Acid Sulfate Soils Management Advisory Committee.
The revised proposal is consistent with these planning principles for the following reasons:


The proposal does not result in any significant adverse impacts on the hydrological, ecological or geomorphological
processes within the catchment. The proposal is for relatively minor renovations to existing buildings, with any impacts
generally being confined to the existing building envelopes or the immediate vicinity of the buildings.



The proposal results in significant improvements to public access and enjoyment of the buildings and the scenic and
educational qualities of the local area. Biodiversity and geodiversity values are not affected.



The proposal will not result in any impact on water management or water quality.



The proposal will not significantly impact the visual qualities of the Harbour. The revised proposed activity involves the
adaptive reuse and renovation of existing buildings – no new buildings are proposed and the bulk and scale of the
buildings remains generally the same. Under the revised proposal, the Armoury will remain as a single storey building,
and Constables Cottage will only be subject to minor renovations to enable its use as short-stay accommodation.



Will not affect the salinity of land within the site, and will not result in land degradation or any reduction in water quality.



As shown in the Architectural Plans at Appendix A, no significant excavation is proposed. The proposed development
is also unlikely to lower the water table.

Given Constables Cottage, 33 Cliff Street and Green Point Cottage are within the Foreshores and Waterways Area,
there are a number of matters in Part 3 Division 2 that must be considered. These matters are addressed below.


Biodiversity, ecology and environment protection
-



Public access to, and use of, foreshores and waterways
-



The siting of each building within the Foreshores and Waterways Areas has remained the same, given
existing buildings are proposed to be adaptively reused. In relation to Constable Cottage, 33 Cliff Street and
Green Point Cottage, minimal external alterations are proposed – these mainly relate to landscaping, and
the construction of a new garage at 33 Cliff Street.

Maintenance, protection and enhancement of views
-



The revised proposal will not affect the use of the waterway, and will not result in any further traffic or
congestion within the waterway.

Foreshore and waterways scenic quality
-



The revised proposal will not affect the character or function of a working harbour.

Interrelationship of waterway and foreshore uses
-



The revised proposal will result in a significant improvement in access to areas in the vicinity of the
foreshore. Constables Cottage, 33 Cliff Street and Green Point Cottage will all be available for hire and use
as accommodation, allowing the public to enjoy the use of the headland.

Maintenance of a working harbour
-



The revised proposal continues to be terrestrial – no development is occurring within the waterways. The
proposal will have no impact on the waterways, in terms of both water quality and ecology.

The revised activity will not result in any significant negative impacts on views to and from Sydney Harbour.
As previously mentioned, the bulk and scale of the buildings remains the same, and the second storey
addition to the Armoury is no longer proposed. The refurbishment works have been designed to be
respectful of the heritage of the buildings and the surrounding area.

Boat storage facilities
-

Boat storage facilities are not proposed.

Given the proposed activity does not fall under one of the categories listed in Schedule 2, the development is not
required to be referred to the Foreshores and Waterways Planning and Development Advisory Committee.
Two heritage items are identified on the SREP heritage map. These are the Camp Cove tidal gauge, and the Green
Point obelisk. The proposed activity will not adversely affect the heritage significance of either of these items.
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Heritage Act 1977 (for activities likely to affect items or places of historic cultural heritage value)
No State Heritage listings are applicable to the site or any of the buildings on the site. A Section 60 approval would
therefore not be required for the proposed activity.
The previous study prepared by GML Heritage which accompanied the original REF noted that “the archaeological
potential of the three precincts has been assessed as ranging from low to moderate, with the exception of the area to
the northwest of the Armoury which was assessed as having high potential”.
GML Heritage also noted that the landscaping works proposed at Gap Bluff Cottage and Green Point Cottage are
minor, and may qualify for an exemption from the need for an Excavation Permit under Section 139(4) of the Heritage
Act. Works in areas identified as having low historical archaeological potential, such as the driveway at 33 Cliff Street,
would likely also qualify for a similar exemption.
However, works would need to be monitored and if additional relics of State significance are encountered, additional
assessment and permits may be required.
GML noted that within the Gap Bluff Precinct, exterior spaces around the Armoury have been assessed as having
moderate to high archaeological potential. Approval under Section 141 in the form of a Section 140 Excavation Permit
would therefore be required. Similarly, within the Camp Cove Precinct, remains in the vicinity of Constables Cottage
would be considered ‘relics’ under the Heritage Act and would require a Section 140 Excavation Permit. However, the
extent of excavation has been reduced since the original assessment was undertaken. Under the revised proposal,
there is no excavation into the rockface behind the Armoury, and the external works to Contables Cottage are limited
to minor landsacping works.
These Section 139(4) exemptions will be required to be obtained by Gap Bluff Hospitality prior to the commencement
of any ground disturbance works.
Threatened Species Conservation Act 1995 (TSC Act) (is the activity consistent with the biodiversity
conservation objectives of the Act?)
The objectives of the TSC Act are as follows:
(a) to conserve biological diversity and promote ecologically sustainable development, and
(b) to prevent the extinction and promote the recovery of threatened species, populations and ecological
communities, and
(c) to protect the critical habitat of those threatened species, populations and ecological communities that are
endangered, and
(d) to eliminate or manage certain processes that threaten the survival or evolutionary development of threatened
species, populations and ecological communities, and
(e) to ensure that the impact of any action affecting threatened species, populations and ecological communities is
properly assessed, and
(f) to encourage the conservation of threatened species, populations and ecological communities by the adoption of
measures involving co-operative management.
The revised proposal is consistent with the objectives of the Act, in that it will not affect the biological diversity of the
area, or any potential threatened species. The proposal also incorporates a range of ESD measures.
Protection of Environment Operations Act 1999
Under the Protection of Environment Operations Act 1999 (POEO Act), the proposed activity is a non-scheduled
activity. Woollahra Council is therefore the appropriate regulatory authority (ARA) under the POEO Act. Gap Bluff
Hospitality will be required to notify Woollahra Council of any pollution incidents if there is a risk of ‘material harm to
the environment’, as defined under section 147 of the POEO Act.
Rural Fires Act 1997 (is the activity consistent with the objectives of protecting life and property and protecion of
the environment?, is it consistent with bush fire management plans?)
Not applicable.
Fisheries Management Act 1994 (will the activity affect fish or marine vegetation, including threatened species?
Is approval required under the Act?)
Not applicable.
Commonwealth legislation (including the Environment Protection and Biodiversity Conservation Act 1999
(EP&BC Act) and the Telecommunications Act 1997)
Ecological Consultants Australia undertook searches for species under Federal Environmental Protection. EPBC Act
listed species are discussed in the tables below. In summary there will be no significant impact on listed EPBC
species or communities.
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Nationally Listed Threatened Flora Species
The report EPBC Act Protected Matters Report (OEH, 2015) outlines several nationally listed (under EPBC ACT) plant
species that have potential habitat, or are known to occur, within proximity of the study site. The majority of these
species have been discussed in detailed in the updated Flora and Fauna Survey and Impact Assessment
(Appendix N) and at Section 8.2 of this REF. Three species listed nationally, but not discussed elsewhere in this
report have been considered below.
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Listed Migratory Species
Species listed under a different scientific name on the EPBC Act - Threatened Species. Sea-birds and marine animals
have been removed from the list as the proposal does not trigger any works in that habitat directly or indirectly.
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3.2

Consistency with DECCW policy

Indicate whether the activity is consistent with DECCW policy, including an explanation where necessary:
Provide details of
relevant DECCW
policy

Operational Policy: Protecting Aboriginal Cultural Heritage
The proposed activity is consistent with the Operational Policy: Protecting Aboriginal Cultural
Heritage. In accordance with the Policy, consultation has been undertaken with the La Perouse
Local Aboriginal Land Council (La Perouse LALC). The La Perouse LALC has confirmed that
they have no concerns with the proposed activity. A copy of the correspondence is provided at
Appendix O.
Cultural Heritage Strategic Policy
The Cultural Heritage Strategic Policy seeks to:
1. Foster connections with heritage
2. Raise standards for heritage conservation
3. Assist in understanding heritage in its context
Several of the subject buildings have heritage significance. Through sensitive adaptations, as
well as minor renovations, the activity will facilitate better public access to and engagement
with the site’s heritage items. An annual community open day for Constables Cottage, 33 Cliff
Street, Green Point Cottage and Gap Bluff Cottage, will further enable the public to interact
with the site’s heritage. The activity will also enable these heritage items to be conserved, and
will prevent them from falling into further disrepair.
South Head Conservation Management Plan
The Heritage Impact Statement prepared by NBRS Architecture (Appendix D) outlines the
proposal’s compliance with the relevant conservation policies contained within the CMP. The
proposal generally complies with the relevant conservation policies.

3.3

Type of approval sought

DECCW proponents
Internal DECCW approval* or authorisation, including expenditure

*Note:


DECCW does not grant park approvals (eg. leases, licences, consents, etc) to itself.



DECCW has a range of general powers to undertake activities on-park, for example sections 8 and
12 of the NPW Act.

External proponents
Appendix 1 of Proponents Guidelines for the Review of Environmental Factors provides a list of the types of
approval that may be obtained from the DECCW.
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Section 151/151A of National Parks and Wildlife Act
Provide a brief
description of the
type of approval
sought:
e.g. a lease for
visitor
accommodation
under s.151 NPW
Act

A lease is sought under section 151/151A of the NPW Act for the following:

Officers Mess
- Adaptive reuse of the existing building.
- Continued use as a function/reception centre.

Armoury
- Adaptive reuse of the existing building.
- Continued use as a function/reception centre.

Gap Cottage
- Adaptive reuse of the existing building.
- New use as short-term accommodation.

Constables Cottage
- Adaptive reuse of the existing building.
- Continued use as short-term accommodation.

33 Cliff Street
- Adaptive reuse of the existing building.
- New use as short-term accommodation.

Green Point Cottage
- Adaptive reuse of the existing building.
- Continued use as short-term accommodation.
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4. Consultation
Specify the details of consultation, including who was consulted, how, when and the results of the
consultation. Section 2.6 of Proponents Guidelines for the Review of Environmental Factors provides guidance on
consultation.
Provide details of consultation*:

The following consultation was undertaken at the release of the EOI. It is noted that
this consultation was not related to the current proposal or REF.

Exhibition of the Sydney Harbour National Park Plan of Management was
undertaken.

A community information meeting was held on Thursday 17 October 2013 at the
Gap Bluff Centre, following release of the invitation for expressions of interest.

A letterbox drop for local residents was undertaken.

A meeting with the local member and constituents was held.

HMAS Watson staff have been briefed in relation to the proposal.
The detailed concept plans, the draft REF and Sustainability Assessment were
publicly exhibited between August and November 2015. A total of 150 public
submissions were made. A response to the issues raised in the submissions is
provided at Appendix P.
The revised proposal has sought to address the issues raised by the general public,
community groups and agencies by:

Reducing the volume of patrons and the associated traffic, parking and noise
concerns;

Improving public access to the National Park; and

Resolving concerns around heritage interpretation and landscaping.
These matters have been addressed through the following key modifications:

Deletion of the proposed second floor of the Armoury;

Changing the use of Constables Cottage from a café/restaurant to short-stay
accommodation;

Provision of sufficient on-site parking to accommodate all guest and staff
parking requirements;

Incorporation of additional acoustic and noise containment measures;

Implementation of a program which enables complimentary community use of
Officers Mess or Armoury on up to 10 occasions per year; and

Hosting an annual Community Open Day to Constables Cottage, 33 Cliff Street,
Green Point Cottage and Gap Bluff Cottage.
Since exhibition of the original REF in 2015, Gap Bluff Hospitality has undertaken
additional consultation with the following parties:

Two formal meetings and several casual consultations have been held between
Gap Bluff Hospitality and the Watsons Bay Association and residents including:
- October 20 2016. Key points discussed - the Association reiterated
resident concerns about function organisers taking over the properties.
The main areas discussed included the use of Constables Cottage,
caps on attendee numbers for functions at the venues, traffic and
parking issues, access to the National Park and sound proofing of the
venues.
- December 20 2016. Key points discussed - sewerage, emergency
services access and general traffic and parking issues, insurance
coverage of the venues, operating hours and numbers attending
functions and security of the venues.




Comber Consultants has undertaken further consultation with the La Perouse
LALC, and met on site with representitives from the LALC on 18 January 2017.
The La Perouse LALC noted that they do not have any concerns with the
proposed works (Appendix O).
A meeting was held with Woollahra Council officers on 23 February 2017. Gap
Bluff Hospitality explained the proposed changes the original proposal.

Prior to finalisation of the revised REF, the following consultation will be undertaken:

Re-exhibition of revised concept plans, draft REF and Sustainability
Assessment for at least 49 days.
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Formal referral to the NPW Advisory Council.

*Notes:


Proponents should provide evidence that the relevant DECCW (Parks & Wildlife) office supports the
proposal in-principle



There are specific consultation and referral requirements for certain proposals requiring a lease or
licence under s.151A of the NPW Act. Refer to the Leases and Licences Referral Policy and
Procedures for more information
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5. Description of the existing environment
5.1

Site context:

The site is located in the suburb of Watsons Bay, within the Sydney Harbour National Park. The site is approximately
7.5 km northeast of the Sydney CBD, and is situated on South Head, one of the two headlands at the entrance to
Sydney Harbour.
The site’s locational context is shown at Figure 1.

Figure 1 – Site context (general location of site highlighted in red)
Source: Google Maps
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5.2

Site Description:

Description of
premises location

The site is located in the suburb of Watsons Bay, within the Sydney Harbour National Park. The
site is approximately 7.5 km northeast of the Sydney CBD, and is situated on South Head, one
of the two headlands at the entrance to Sydney Harbour.
The site accommodates a number of existing buildings, six of which are key components of the
proposed activity. These buildings are:

the Officers Mess;

the Armoury;

Gap Bluff Cottage;

Constables Cottage;

33 Cliff Street; and

Green Point Cottage.
The six buildings are located as follows:

The Officers Mess, Armoury and Gap Bluff Cottage are located on Gap Bluff Road, which is
accessed from Military Road in Watsons Bay.

Constables Cottage is located at 32 Cliff Street, Watsons Bay.

Adjacent to Constables Cottage is 33 Cliff Street, Watsons Bay.

Green Point Cottage is located at 36 Pacific Street, Watsons Bay.
The buildings are situated within two precincts identified in the Sydney Harbour National Park
Plan of Management. The Officers Mess, Armoury and Gap Bluff Cottage are located within the
‘Gap Bluff precinct’, while Constables Cottage, 33 Cliff Street and Green Point Cottage are
located within the ‘South Head, Camp Cove and Green Point precinct’.

Lot/DP

Lot 3, DP 605078 (Officers Mess, Armoury, Gap Cottage, Constables Cottage, 33 Cliff Street)
Lot 3, DP 536603 (Green Point Cottage)

Local Government
Area
NSW State
electorate
Catchment

Woollahra

National Park

Sydney Harbour

Vaucluse
Sydney

The location of the six buildings associated with the proposal is shown at Figures 2 and 3.
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South Head, Camp Cove and Green Point Precinct

Figure 2 – Locations of buildings – South Head, Camp Cove and Green Point Precinct
Source: RF Architects

Gap Bluff Precinct

Figure 3 – Locations of buildings – Gap Bluff Precinct
Source: RF Architects
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5.3

Description of the Existing Environment

Gap Bluff Precinct
From the Sydney Harbour National Park Plan of Management:
“The precinct is roughly oval shaped with a series of broad vegetated terraces falling towards the west. The
lowest terrace is cleared and grassed. There are a number of buildings and archaeological sites dating
from the precinct’s use as a defence establishment. These include the 1936 Officers Mess and Garden, the
1895 Former Workshop, the 1938 Armoury and the site of the 1912 Artillery Barracks. Landscape features
include an avenue of Norfolk Island pines, large phoenix palms and gateposts at the road entrance to the
precinct.
The upper terraces of the Gap Bluff precinct are now heavily vegetated by bushland, cultural plantings and
weeds. Until the 1980s, this area was dominated by masonry and timber structures, roads, paths and open
grassy clearings. The buildings in this higher area were demolished when the area became part of the
national park.”
The Gap Bluff precinct is shown at Figures 4 and 5.

Figure 4 – Gap Bluff precinct
Source: Sydney Harbour National Park Plan of Management
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Figure 5 – Aerial photograph of the Gap Bluff Precinct
Source: Nearmap
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South Head, Camp Cove and Green Point Precinct
From the Sydney Harbour National Park Plan of Management:
“South Head precinct is the southern headland at the entrance to Sydney Harbour. Its land mass and cliffs
form a promontory that has protected the harbour and created sheltered water since the drowning of the
river valley. It is a place that has borne witness to many significant events.
The precinct includes the park at Green Point, with its cottage and parking area at the end of Pacific Street.
It also includes the strip of land commencing at the entrance road to HMAS Watson and bounded to the
west by Cliff Street and to the east by HMAS Watson. Included in this section are Constables Cottage, the
adjacent brick cottage in Cliff Street and the carpark. The precinct then includes a strip of land along the
harbour edge from Camp Cove Beach north to South Head, bounded on the east by HMAS Watson. The
presence of HMAS Watson at South Head limits access to this section to pedestrian traffic only.”
The South Head, Camp Cove and Green Point precinct is shown at Figures 6 and 7 below.

Figure 6 – South Head, Camp Cove and Green Point precinct
Source: Sydney Harbour National Park Plan of Management
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Figure 7 – Aerial photograph of the South Head, Camp Cove and Green Point Precinct
Source: Nearmap
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Gap Bluff Precinct
Officers Mess
The Officers Mess is a two-storey building, originally constructed in 1935. The building is of the inter-war
Functionalist style, and has been modified a number of times since its original construction – most notably in the
1950s, when the flat roof was replaced with a hipped roof, and in 1989, when substantial conservation works were
undertaken.
From the SHNP Conservation Management Plan:
The most prominent surviving building in the Gap Bluff Area is the former Officers Mess to the south of the area set
slightly back from the western edge of the level area and sited high enough to look west over the trees to Watsons
Bay and the Harbour. The Officers Mess is a large impressive two-storey building. It was constructed in the “InterWar Functionalist” style, its design featuring an asymmetrical and horizontal composition with severe presentation
and little ornamentation.
The building was originally constructed with face brick and featured low-pitched roofs edged with parapets and
drained by boxed gutters. In the 1950s the building’s original roof and boxed gutters, which were plagued by leaks
and damp, was covered by the current low pitched Marseille tiled roof edged with projecting eaves. The face brick
was also refinished with render. The work fundamentally altered the building’s presentation. Nevertheless, the
buildings most prominent feature still remains, being the bold, two storey, semi circular bay looking out over the
Harbour to the west. A wide low pitched single storey verandah encircles the northern end of the building. The
centre of the verandah is an odd gabled ended pitched roof, which may have been a simple hipped roof shown in
early photos. The building’s painted external joinery including doors and windows appear to survive and are in good
condition. In the 1990s a two storey building, two thirds the size of the Officers Mess was added to the rear, east
side, of the building to accommodate lecture rooms for a School of Business. The design of the addition was
intended to complement the Officers Mess by the use of block volumes topped with parapets, strong horizontal
string courses and plain exterior. The exterior of the Offices Mess had been rendered by the 1990s and the addition
copied this painted and rendered finish.
The interior of the original Officers Mess is spartan but impressive and features extensive use of good quality 1930s
timberwork, shown off by the impressive timber floors in the ground floor main rooms. Work in the 1990s altered
some of the internal layout. However, the original pair of large function rooms linked to the verandah on the ground
floor survives. Also, parts of the service areas such as the toilets still retain original finishes including wall and floor
tiles. The original entry is redundant and original main stair has been closed with a door. Instead, the 1990s work
added a large entry atrium between the original building and the new lecture rooms, in which was placed a large
stair accessing the first floor. Interior is mostly in good condition and well presented, particularly the ground floor.
The first floor rooms are reasonable but less well presented and the large room behind the bay has been divided
with lightweight partitions. There are some cracks in the wall and areas of damp.
Large asphalted areas for driveways and parking surround the building flanked by dense vegetation. There is a
simple garden in a clearing to the west of the building centred on a small fountain with stone “crazy paved” path and
with remnant walling probably from the 1950s.
The building is surrounded by existing roads and landscaped areas, and is located on a gentle slope.
The building is currently vacant, but its most recent use was as a function/reception centre. Photos of the Officers
Mess are provided at Figures 8 and 9.
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Figure 8 – The entry to the Officers Mess (western side)

Figure 9 – The rear (eastern) side of the Officers Mess

Page 29 of 167

The Armoury
The Armoury is a single-storey building, originally constructed in 1938. It has been altered a number of times since
its construction, most recently in 1989 to convert it into a function centre. The building is located on a grassy slope,
adjacent to an existing road. Behind the building is a vegetated slope.
From the SHNP Conservation Management Plan:
The Armoury is a wide and long single storey cavity brick building with a low-hipped corrugated “Colorbond” steel
roof. The construction of the building as a utilitarian store is typical for its time. The Armoury building shares Officers
Mess alignment (which was the alignment of most of the School of Artillery buildings) roughly parallel to Cliff Street.
The building has timber framing with timber floors on bricks piers. The building was originally finished with face
bricks, which are now painted and was originally roofed with asbestos sheeting. In the late 1980s the building was
considered to be one of the most intact survivors of the School of Artillery (McNamara Soder Associates 1989).
When the building was comprehensively was altered as a function room as part of the works for the School of
Business. The building’s interior was gutted and relined. Suites of French doors were fitted in new large openings in
the front (west) elevation replacing the original configuration. A commercial Kitchen, storage and toilets were added
in the rear rooms. A wide steel framed verandah with a concrete floor paved in quarry tiles was also added to the
west elevation. Some of the earlier joinery survives such as the 1940s boxed framed windows on the rear (east)
elevation. The building is also benched into the hill and backed by a rough stone retaining wall. The area at the rear
of the building is drained with spoon drains cut into the rock shelf. Revegetated bush grows close to the top of the
retaining wall and its large trees overhang the building. A set of concrete stairs rises north of the Armoury up the hill
and links with a walking path to the cliffs to the east. The Armoury building was recorded as site N24 by Denis Gojak
in c1985.
The building’s most recent use is as a function centre, but is currently vacant. Photos of the Armoury are provided at
Figures 10 and 11.

Figure 10 – View of the Armoury
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Figure 11 – Looking south-west from the Armoury

Gap Bluff Cottage
Gap Bluff Cottage is a small, weatherboard building, surrounded by a small garden. The cottage is accessed via a
driveway to the south of the building.
From the SHNP Conservation Management Plan:
The former workshop is north-west of the Officers Mess and is a small single-storey, timber framed gabled building.
The workshop was originally constructed with a hardwood frame on a sandstone plinth and clad with painted
rusticated weatherboards. The style of the building, as a simple gabled box, is similar to the former Officers
Quarters and it still retains vestiges of its Arts and Crafts origins with its bold bargeboard and vented gables despite
the extent of the later alterations. Both buildings are similar to buildings designed by the Military Works Branch
(McNamara Soder Associates 1989). The workshop is still roofed with Marseille tiles and clad with rusticated
weatherboards (most of them added recently). It had a skillion roofed lean-to added on its north side and later in the
1950s a large low pitched skillion roofed extension was added to the front (west) side of the building.
The extension was clad with corrugated iron until the 1990s when the building was altered and converted to a
residence. The extension was stripped of its cladding and much of its structure and its envelope is now a wide
verandah (survival of any 1950s fabric has not been ascertained). A lean-to also was also built against the south
elevation. It has been removed and is now evidenced by the surviving concrete slab. All joinery including the flush
and glazed doors, casement windows and architraves appear to be late twentieth century work. An earlier pair of
casement windows on the east elevation may survive from the original building. The original interior of the building
has been altered and now features plasterboard walls, flush timber doors and simple skirtings and architraves.
Carpet on a concrete slab finishes the floor. It appears that the slab was laid over earlier slabs, which can be seen
beneath the latest layer and the bottom plate of the interior walls in now encased in the latest slab.
The building is well presented within a small clearing in the revegetated bush alongside the road, which follows part
of the alignment of the 1890s road connecting the workshop northwards to South Head. The road now continues on
to the Officers Mess. The rear of the building is benched into the hill, backed by a rough stone retaining wall. The
building’s site in the hill is protected by a wide, open stone drain, which wraps around the rear of the building at the
top of the retaining wall to catch ground water and drain it down the north side of the building into the site’s
stormwater system. The revegetated bush now contains substantial trees. Some of the trees are perched
precariously on top of the retaining wall with one large tree collapsed recently across the back of the site. The
access road in front of the Workshop continues to the north-west and connects to the former Artillery Store.
The building is currently vacant. However, its most recent use was as staff accommodation for NPWS staff. The
building has never been accessible to the public. A photograph of the Gap Bluff Cottage is provided at Figure 12.
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Figure 12 – Gap Bluff Cottage

South Head, Camp Cove and Green Point
Constables Cottage
Constables Cottage is a single-storey weatherboard building with a corrugated iron roof and verandah. It was
originally constructed as a duplex, and was converted into a single residence in circa 1952.
From the SHNP Conservation Management Plan:
Constables Cottage is nestled into the cliff in the southern part of the levelled Water Police area. The Cottage is a
single storey timber framed hipped roofed cottage fronted with a simple posted skillion verandah. It is low set, with a
concrete slab to the verandah and suspended timber floors over a low height underfloor space.
The cottage’s details, linings, moulding and features, are modest and typical of a simple Federation era cottage. The
rear of the cottage has lower skillion roofed service wings. The main and verandah roofs are sheeted with dark grey
painted corrugated sheeting with colorbond gutters and painted steel downpipes. The external walls are clad with
painted weatherboards. The cottage features a range of windows. The original windows are painted timber double
hung sashes on the front elevation. The windows added in the later twentieth century northern extension are larger
double hung sashes. The interior of the main part of the cottage’s walls and ceilings are lined with the original
fibrous plaster sheeting finished with cover battens. There are two main fireplaces and the original doors are four
panelled.
The floor is timber boards on piered timber framing. Although the cottage is modestly presented, of interest are the
entablature mouldings on the door and window surrounds the use of the cover battens to articulate the wall surfaces
and the locations of the metal wall vents. The rear service wings have been refurbished with twentieth century
additions. The twentieth century changes and additions are typical of the time and undistinguished except for the
unusual pivoted wall vents in the rear glazed passage. Overall the cottage is in excellent condition and the c.1900
sections retain much of their original finishes and linings.
The rear area behind the cottage is covered by large concrete slabs with wide spoon drains at the foot of the rock
face. Of interest is a pair of brick external WCs let into the rock face of the cliff at the rear of the cottage. The WCs
are simply constructed with concrete slab floor, painted brick walls and timber roof with corrugated iron sheeting.
The WCs are in good condition with remnants of earlier services and the southern WC now houses the hot water
cylinder. The cottage has an undistinguished low set garage. The Constables Cottage was recorded as site N19 by
Denis Gojak in c.1985.
The building fronts onto a landscaped area, while the rear backs onto a sandstone rock face. The building is
accessed via a sloping driveway to the south-east.
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The building is currently vacant. However, its most recent use was temporary accommodation
A standalone garage is also located close to the main building. Photos of Constables Cottage are provided at
Figures 13 and 14.

Figure 13 – Looking east towards Constables Cottages

Figure 14 – The rear of Constables Cottage
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33 Cliff Street
33 Cliff Street is a single-storey house constructed in the 1950s. It is located on steeply sloping land above the
existing road, with a sloping driveway to its west. The house is currently vacant. A photograph of 33 Cliff Street is
provided at Figure 15.

Figure 15 – 33 Cliff Street, as viewed from Cliff Street

From the SHNP Conservation Management Plan:
33 Cliff Street is immediately south of Constables Cottage. It is a mid twentieth century residence and it is a single
storey face brick residence with metal tiled roof and timber windows constructed sometime in the late 1950s on a
site previously occupied by a late 1890s timber residence constructed for Staff Sergeants. The 1950s residence is
positioned tight on its block with a single car carport on its northern end. The residence is in reasonable condition, is
aesthetically undistinguished and is generally typical of its period with similar residences throughout Sydney’s
suburbs.
The building is currently vacant. However, its most recent use was as staff accommodation for NPWS staff. The
building has never been accessible to the public.

Green Point Cottage
Green Point Cottage is a single-storey weatherboard house, located at Green Point, at the southern end of the
precinct. Green Point Cottage was constructed between 1895 and 1903.
From the Conservation Management Plan:
A prominent surviving feature at Green Point is the former Officers Quarters sited adjacent to the rock outcrop at the
apex of the hill. The building is now referred to as Green Point Cottage. The Cottage is a single storey timber
framed residence. It is modest but has Arts and Crafts pretensions evidenced by its good-sized pitched roof
featuring decorative vented gables and deep bargeboards. The main cottage is fronted with a wide simple posted
skillion verandah, now enclosed. It is low set with suspended timber floors on piers over a reasonable underfloor
space over the ground which slopes up from south to north. The cottage’s surviving details are modest and
generally typical of a simple Federation era cottage. It has similarities with the former workshop at Gap Bluff. Overall
the cottage is in excellent condition and the c1900 exterior retains much of its original finishes and linings.
The west of the cottage has lower skillion roofed service wing. The main roof is sheeted with light grey Colorbond
corrugated sheeting with Colorbond gutters and painted steel downpipes. The enclosed verandah is roofed with
trimdeck-profiled metal sheeting. The external walls on the main cottage are clad with painted rusticated 8”
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weatherboards and the enclosed verandah is sheeting with painted sheeting (mostly likely asbestos sheet). The
cottage features a range of windows all timber and painted. Original windows on the north elevation are unusual
being pair of tall multi-paned casements. Other windows include vertical sliding sashes, single sash casements and
top hung hopper windows in the enclosed verandah.
The cottage’s interior has been comprehensively refurbished. The work does not appear to have altered the room
layout or door locations. The internal walls were relined with plasterboard/AC sheeting throughout. The ceilings
feature cover battens, which suggest that they may be early if not original. It is not clear if any early sheeting
remains concealed. All doors have flush leaves with plain narrow architraves. The kitchen is recent and the
bathroom appears to date form the 1960s. Although the interior has been altered, of interest are the exposed stop
chamfered ceiling beams in the living room and main bedroom. The rear service wing now contains the laundry. The
old rear external WC is unusual as it retains some early finishes and timber wall boarding. The twentieth century
changes are typical of the time and undistinguished.
The areas immediately around the cottage are covered by a number of concrete slabs, which vary in height
according to the slope. The rear of the cottage is nestled into the rock outcrop, which is the highest point of the
peninsula, around which are dry stone garden walls. The cottage and its garden are bounded on the front by a
recently erected painted picket fence which is in good condition, a cyclone chain mesh fence and, at the rear, by a
tall lapped and capped hardwood paling fence which was collapsing in some areas (replaced 2009). The cottage
has an undistinguished low set garage.
The building is currently vacant. However, its most recent use was as temporary accommodation.
A photograph of Green Point Cottage is provided at Figure 16.

Figure 16 – Looking west towards Green Point Cottage
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Figure 19 – Soil types in the Sydney Metropolitan Catchment
Source: Sydney Metropolitan Catchment Management Authority

Figure 20 – Soil types on site
Source: Sydney Metropolitan Catchment Management Authority
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Waterways including wild and scenic rivers:
The main waterway in the vicinity of the buildings is Sydney Harbour. Sydney Harbour provides the area with
panoramic views and outstanding scenic and aesthetic qualities.

Catchment values:
The area has a number of important values, including:

Its scenic and aesthetic qualities, including its sandstone cliffs and headlands, small sandy beaches, rocky
foreshores, natural vegetation and historic structures;

The presence of native bushland, including up to 400 native plant and animal species;

Its diversity of aquatic habitats;

Its cultural heritage values, including evidence of both Aboriginal and European settlement;

Its scientific and research value;

Its recreation and tourism values; and

Its education and interpretive values.

Coastal risk areas:
Not applicable.

Wetland communities including SEPP 14 wetlands:
Not applicable.

Within the Gap Bluff precinct, the SHNP PoM lists the following significant communities and flora species as having
been recorded:

Acacia terminalis subsp. Terminalis.
Within the South Head, Camp Cove and Green Point precinct, the SHNP PoM lists the following significant
communities and flora species as having been recorded:

Pimelia curviflora var. curviflora (although the PoM states that the presence of this species requires
confirmation).
Ecological Consultants Australia recorded 95 flora species on-site during previous surveys. 40 native species were
recorded in quadrats as part of the audit undertaken for the revised REF.
Field surveys were conducted in 2016 and 2017, with six randomly selected quadrats surveyed throughout bushland
in the study area. Quadrat surveys were performed using the BioBanking Assessment Methodology (2014). The
plot-based floristic surveys were based on a 20 m × 20 m quadrat. Based on floristic data collected on-site, two
Plant Community Types (PCT) and one vegetation community were determined to be present within the study area:
1. Coastal Headland Banksia Heath (PCT 1822);
2. Coastal Sandstone Foreshore Forest (PCT 1778); and
3. Weeds and Exotics.
There were no Endangered Ecological Communities (EEC) listed on Bionet in the wider area. During the site visit it
was found that there were species common to the EEC Eastern Suburbs Banksia Scrub (ESB), however the soil
type was not indicative of ESBS. Although coastal heath vegetation and ESBS are very similar, they can be
distinguished by the underlying soil. ESBS occurs on disjunct patches of nutrient poor Aeolian dune sand. Soil maps
from Sydney Metropolitan Catchment Management Authority and eSPADE NSW soil and land information database
identify the underlying soil of the study area to be from colluvial formation, with Aeolian soils occurring some
distance south of the study area.
The quadrat survey found that the site is predominately made up of exotic species due to past disturbance history.
Most resilient areas were found in the far south-eastern corner. Mother of Millions (Bryophyllum delagoense) is a
priority weed to control. This will require skirting to remove from native canopies and scrape and paint at the base of
the vine using a Glyphosate based herbicide to eradicate weed. Other weeds to target are Lantana (Lantana
camara), Blackberry (Rubus fruticosus), and Asparagus species.
The full list of native and exotic species identified on the site is on pages 31 – 38 of the Flora and Fauna Impact
Assessment at Appendix N.
Table 1 below lists the threatened flora listed in Bionet within 10km of the site. The table outlines their habitat
requirements, study area habitat suitability and justification for whether additional impact assessment is required (7Part Tests of Significance).
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Table 1 – Potential threatened plant species
Source: Ecological Consultants Australia Pty Ltd
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7-Part Tests were carried out for the species identified in bold above. The results of the tests are provided at
Appendix I of the Flora and Fauna Impact Assessment at Appendix N. The tests indicate that the proposed activity
is not likely to have a significant impact on threatened species. The following is noted:


This proposal is not likely to impact on the viable local population of Acacia terminalis subsp. terminalis. Site
management protocols and on-site field surveys pre-development, during and post-development of this species
to identify its presence within the development area has increased the survival of this species.



This proposal is not likely to impact on the viable local population of Syzygium paniculatum. Conducting onsite
field surveys pre-development, during and post-development of this species will increase this species survival
rates. Other activities to assist this species would be to undertake weed control, undertake habitat restoration,
and monitor sites.



This proposal is not likely to impact on the viable local population of Persoonia hirsuta. Conducting searches in
suitable habitat pre-development, during and post-development of this species will increase this species
survival rates. Other activities to assist this species would be to undertake weed control, undertake habitat
restoration, erect on-site markers to alert maintenance staff and road-users to the presence of this species, and
monitor sites.



This proposal is not likely to impact on the local population of Allocasuarina portuensis. Site management
protocols enforced by Woollahra Council and conducting on-site field surveys pre-development, during and
post-development of this species will increase this species survival rates. Other activities to assist this species
would be to undertake weed control, undertake habitat restoration, monitor sites and assist in translocations
where appropriate



This proposal is not likely to impact on the viable local population of Eucalyptus camfieldii. Conducting searches
in suitable habitat pre-development, during and post-development of this species will increase this species
survival rates. Other activities to assist this species would be to undertake weed control, undertake habitat
restoration, implement measures to reduce the impact of arson (e.g. buffer zones and reduce fuel-loads), erect
on-site markers to alert maintenance staff and road-users to the presence of this species, and monitor sites.



This proposal is not likely to impact on the viable local population of Callistemon linearifolius. Conducting
searches in suitable habitat pre-development, during and post-development of this species will increase this
species survival rates. Potential habitat for this plant may still exist in the form of a soil seed bank. It is possible
that active management including weed control and scarification may encourage germination of Netted
Bottlebrush in areas of sandstone heathland/woodland vegetation that are currently degraded and senescent
but have good recovery potential. Other activities to assist this species would be to undertake habitat
restoration, erect on-site markers to alert maintenance staff and road-users to the presence of this species, and
monitor sites.



This proposal is not likely to impact on the viable local population of Pimelea curviflora var. curviflora.
Conducting searches in suitable habitat pre-development, during and post-development of this species will
increase this species survival rates. Other activities to assist this species would be to undertake habitat
restoration, weed removal, erect on-site markers to alert maintenance staff and road-users to the presence of
this species, and monitor sites.

In conclusion:

Desktop studies and in-field surveys were conducted. Vegetation condition ranges from good to very poor.

No Endangered Ecological Communities occur on the site.

Over 95 native species have been recorded on-site during previous surveys done by Ecological Consultants
Australia. 40 native species were recorded in quadrats during the more recent 2016 audit.

Two Plant Community Types (PCTs) were seen on-site: ‘Coast Banksia Heath (PCT 1822)’, ‘Coastal Headland
Banksia Heath (PCT 1822)’, as well as disturbed terrain dominated by weeds and exotics species.

Two threatened plant species were recognised as occurring within the site. Acacia terminalis subsp. terminalis
was identified during field surveys. Allocasuarina portuensis is known to be planted south of the Armoury
subject site. Actions from the recovery plan for Acacia terminalis subsp. Terminalis could be implemented on
this site to assist with flora in general.
7-Part Tests were conducted for potential threatened plant species on the site. All 7-part tests conducted were
negative, indicating that proposed activity is not likely to have a significant impact on threatened species.
It is recommended that searches for threatened species be conducted prior to and post works, as well as other
activities including habitat restoration, weed removal, erecting on-site markers to alert maintenance staff and roadusers to the presence of this species, and monitoring of sites.

Fauna (including fauna of conservation significance):
Ecological Consultants Australia assessed the site on the 3rd of June, 2015. Searches were made for scats, tracks,
hollows and other habitats. Searches were done for listed species / populations particularly for Long-nosed
Bandicoots. A camera trap was set on site and no fauna was recorded. Anabat was conducted for 2 hours at and
after dusk, at night spotlighting was also done, along with call play-back for large forest owls, gliders and ring-tails
with the owl call splay last.
During these site visits notes and photos were taken of the important fauna and fauna habitat present. Bionet was
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also used to determine the threatened fauna and endangered populations, which have been recorded within 10km
of the site since 1980.
In summary there is a diversity of fauna habitats including highly modified landscapes (turf) to bushland. Habitat
features include:

Sandstone, outcrops, overhangs and waterfalls (ephemeral);

Trees with small hollows and flaking barks;

Dense leaf litter;

Thick vegetation;

Buildings; and

A variety of vegetation types.
A total of 20 fauna species were observed within the study area, including 14 birds, two mammals and one reptile
(refer to Table 2). Two species of threatened fauna were recorded within the study area including the Grey-Headed
Flying Fox (Pteropus poliocephalus) and an unidentified Microbat (Microchiroptera).
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Table 2 – Fauna species list
Source: Ecological Consultants Australia Pty Ltd

While no arboreal mammals were observed, Brush-tail and Ringtail Possums could live on the site, as could
microbats. For this study it has been assumed microbats are on site and possible impacts of the proposed works
have been assessed on this assumption. Introduced Black Rats are expected to be present on-site, although none
were seen.
Table 3 below lists the threatened fauna listed in Bionet within 10km of the site. No threatened fauna were recorded
on-site, however it is considered that microbats could use the site.
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Table 3 – Potential threatened fauna species
Source: Ecological Consultants Australia Pty Ltd

Species in bold in Table 3 indicate species which are considered to have suitable habitat within the study area. 7Part Tests for these species have been conducted. Those determined to not have suitable habitat within the study
area have not undergone 7-Part Tests as they are unlikely to occur within the study area. Marine species including
birds that would not use this habitat have been removed from the list.
The results of the tests are provided at Appendix II of the Flora and Fauna Impact Assessment at Appendix N. The
tests indicate that the proposed activity is not likely to have a significant impact on threatened species. The following
is noted:

This proposal is not likely to impact hypothetical local populations of Pseudophryne australis. Any potential
impacts during the construction phase including sedimentation will be easily managed during works. Increased
foot traffic through the site may result in minor degradation to potential habitat, however, this is not significant to
the persistence of local populations as they are not known to inhabit the study area.

This proposal is not likely to impact local populations of Miniopterus schreibersii. Potential impacts include
minor losses of foraging habitat, disturbance to the species during all phases of the project and degradation of
habitat during the operation phase. These potential impacts are not considered to be significant to the
persistence of the species in the study area and the vicinity.

This proposal is not likely to impact local populations of Ninox strenua. Potential impacts include minor losses
of foraging habitat, disturbance to the species during all phases of the project and degradation of habitat during
the operation phase. These potential impacts are not considered to be significant to the persistence of the
species in the study area and the vicinity.

This proposal is not likely to impact local populations of Pteropus poliocephalus. Potential impacts include
minor losses of foraging habitat, disturbance to the species during all phases of the project and degradation of
habitat during the operation phase. These potential impacts are not considered to be significant to the
persistence of the species in the study area and the vicinity as large areas of foraging resources exist within the
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study area.
Microbats
Although no microbats were seen on site, two species have been recorded within the locality. Microbats could utilise
foraging resources within the study area as part of a wider network of fragmented habitat patches across the
landscape. From personal communications with people recently in the buildings it appears there are no microbats in
the buildings.
Areas of native woodland in the study area are likely to contain trees which contain hollows for microbat roosting. In
addition, the Pheonix Palms on the turf at the front of Gap Bluff Cottage also had hollows in the upper overlapping
leaf stems which could also be used by microbats for roosting. Sandstone outcrops and overhangs occur across the
site and some of these may be used by cave roosting bats although all those inspected appeared to be too small.
Endangered populations
There were only two endangered populations found within 10km of the site. Neither are listed for South Head.

Conclusion
Native birds, including wrens and other small birds, live in bushland on the site. Common urban birds are also
present including an abundance of Noisy Minors. These territorial birds can reduce the diversity of small birds by
mobbing them and driving them out of areas.
In summary:

Densely vegetated areas on-site were generally good habitat for small birds and reptiles. Areas with a mix of
lawns (turf) and trees were dominated by Noisy Minors which will compete with other more important native
species. Frogs and lizards are expected to be on-site despite none being seen during surveys. Micro-bats are
expected to utilise the remnant vegetation on site.

A total of 20 fauna species were observed within the study area, including 14 birds, two mammals and one
reptile.

Two species of threatened fauna were recorded within the study area including the Grey Headed Flying Fox
(Pteropus poliocephalus) and an unidentified Microbat (Microchiroptera sp.).

Suitable habitat was identified within the site for threatened species including the Grey Headed Flying Fox, the
Powerful Owl, the Eastern Bentwing Bat and the Red Crowned Toadlet. Test of Significance (also known as 7Part tests of significance) have been performed for these species.

Page 49 of 167

Ecological communities (endangered ecological communities and regionally significant
communities):
Ecological Consultants Australia note the following:
There was no Endangered Ecological Communities (EEC) listed on Bionet in the wider area. During the site visit it
was found that there were species common to the EEC Eastern Suburbs Banksia Scrub (ESB), however the soil
type was not indicative of ESBS. Although coastal heath vegetation and ESBS are very similar, they can be
distinguished by the underlying soil. ESBS occurs on disjunct patches of nutrient poor Aeolian dune sand. Soil maps
from Sydney Metropolitan Catchment Management Authority and eSPADE NSW soil and land information database
identify the underlying soil of the study area to be from colluvial formation, with Aeolian soils occurring a fair
distance south of the study area.
Following are species typical of ESBS and those species in bold are growing on the site. Common species of ESBS
include: Banksia aemula, B. ericifolia, B. serrata, Eriostemo australasius, Lepidosperma laterale, Leptospermum
laevigatum, Monotoca elliptica, Xanthorrhoea resinfera

Critical habitat declared under the TSC Act:
Not applicable.

SEPP 26 littoral rainforest (or equivalent):
Not applicable.

SEPP 44 koala habitat:
Not applicable.

Wilderness (either nominated or declared):
Not applicable.

Aboriginal cultural heritage:
An Aboriginal Archaeological Assessment has been prepared by Comber Consultants, and is included at
Appendix E.
The Assessment states:
The identified sites in the AHIMS data indicate that the dominant Aboriginal archaeological sites in the South Head
landscape are engravings, shelters and middens, with the middens often in association with rock shelters. This is in
keeping with the sandstone outcrops that dominate the peninsular and the proximity on both sides to shellfish, fish
and other marine resources.
The mapped locations are predominantly close to the northern extremity of the headland and the western, Harbour
side of the peninsula. Except for a small number of sites on the exposed eastern side, the remainder provide shelter
from strong south-easterly winds that are frequently experienced on the Sydney coast.
In conjunction with sites recorded around the coastline of the Sydney Basin, it is predicted that the potential sites in
the study areas are as follows:

Rock shelters: most likely to be found among the sandstone outcrops on the western side of the headland. The
recorded sites are within 6-30m above the waterline. They have been previously recorded in the vicinity of the
rear of 33 Cliff Street and Constables Cottage. There is potential for these to be either relocated or for additional
sites to be recorded.

Engravings: These are found on flat sandstone surfaces either on higher ground above 20m or close to the
western side of the peninsular below 10m. The have been recorded in the vicinity of elevated setting of the
Officers Mess and in the vicinity of the rear of 33 Cliff Street and the Constables Cottage. The rock outcrops on
the Harbour side of Green Point Cottage are well suited to engravings though none have been reported there to
date. There is potential for engravings to be either located or relocated in these three properties.

Middens: Middens are predominantly located close to the coastline below 20m. These may be around camp
sites at the back of beaches such as Camp Cove or within and adjacent to rock shelters.

Burials: In the Sydney Basin, particularly close to the coast, burials are most likely to occur where there are sand
deposits. In the study area, the most likely location would be in the back of beach areas of Camp Cove. The only
burial reported in the study area was in this zone. The elevated positions and sandstone substrata of the
properties subject to this assessment are not expected to have been suitable burial sites.
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The La Perouse LALC has been consulated on the proposed development, and has noted that they have no
concerns with the proposed works. A number of recommendations have been made by Comber Consultants and the
La Perouse LALC and are discussed further in Section 8.0.

National/state/local natural or cultural heritage values:
A revised Heritage Impact Statement has been prepared by NBRS Architecture (refer to Appendix D). A summary
of the natural and cultural heritage values associated with each building is outlined below.
The following heritage listings under Woollahra Local Environmental Plan 2014 apply to the study area:

Gunnery School group, comprising: former Officers Mess (part of conference centre); former battery workshop
(Ranger’s cottage); former Armoury (part of conference centre); former School of Gunnery latrine (toilets);
interiors of all buildings; practice battery at seaward cliffs, Gap Bluff (within South Head Sydney Harbour
National Park) (listing no. 434);

Constables Cottage group, comprising Police Station and interiors, 32 Cliff Street and interiors;

68 pounder MI and rifle posts and surrounds; sandstone defensive wall and roadway, Cliff Street (within South
Head Sydney Harbour National Park) (listing no. 427); and

Watsons Bay Heritage Conservation Area (C14).
It is also noted that there are a number of relevant listings on non-statutory heritage lists.
The following places are listed on the NSW National Trust Register:

Constables Cottage Formerly Pilot Station 32 Cliff Street;

Sydney Harbour Landscape Conservation Area; and

Watsons Bay Urban Conservation Area (Green Point included).
The following places are listed on the Register of the National Estate (a non-statutory archive of heritage places):

Constables Cottage, 32 Cliff Street (ID 100134); and

Sydney Harbour Landscape Area (ID 14308).
The SHNP Conservation Management Plan provides specific commentary on the significance of each building. This
commentary is reproduced below.
Officers Mess
The summary statement of significance states:
The Officer’s Mess is important as part of the site the former Gunnery School on Gap Bluff and is one of only a few
remaining buildings from that establishment, although there are landscape, archaeological and other structures
which allow the site to be interpreted. The Officer’s Mess and its landscaping play an important symbolic landmark
role as the focus of the former Gunnery School, dominating the Lower Gap Bluff precinct.
The building is a reasonable representative example of an Officer’s Mess in the ‘Inter-War Functionalist’
architectural style. Many original architectural elements survive such as the timber joinery; however the rendered
walls, altered roof and more recent alterations and additions prevent the building form being a fine example of this
period and type of defence building. The presence of the surrounding plantings and other landscape features
contemporary to the 1930s building increase the aesthetic significance of the place. There are many original 1930s
elements in the interior including the staircase, bathroom finishes and joinery.
The building likely has social value to officers and their families who served at the School of Gunnery, although this
has not been verified by consultation.
The Gap Bluff precinct as a whole is of likely State heritage significance however further historical and
archaeological research and assessment is required.
Significance: Moderate (Local)
Condition: Good
Integrity: Moderate
Archaeological potential: High
Armoury
The summary statement of significance states:
Because of its extensive alterations this building has only low heritage significance in its own right, however it has
moderate significance as part of the cultural landscape of Gap Bluff and as one of the few extant buildings. Its
original use as an Armoury from 1938 adds to this significance.
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The Gap Bluff precinct as a whole is of likely State heritage significance however further historical and
archaeological research and assessment is required.
Significance: Moderate (Local)
Condition: Good
Integrity: Low
Archaeological potential: Low
Gap Bluff Cottage
The summary statement of significance states:
The former Workshop from the Gap Bluff School of Gunnery is of historical significance as an important
representative example of the array of semi-industrial buildings from various periods which once stood across Gap
Bluff during its various uses including the School of Gunnery established in 1894–5 (Commonwealth Department of
Defence form 1901); the Navy’s Radar Communication Centre from 1941; a training and barrack establishment from
the 1950s; through to a transit depot for those leaving for service in Vietnam and culminating in the
decommissioning of the site from 1982.
The site has moderate archaeological potential because of the possible artefact deposits associated with the
various defence uses of the site.
Although somewhat altered it is the earliest remaining building (1899–1905) associated with the Gap Bluff Artillery
School and one of the few buildings remaining.
The Gap Bluff precinct as a whole is of likely State heritage significance however further historical and
archaeological research and assessment is required.
Significance: Moderate (Local)
Condition: Good
Integrity: Low
Archaeological potential: Moderate
Constables Cottage
The summary statement of significance states:
Constables Cottage is historically significant as the site of Sydney’s second Water Police Station, which was in-situ
from 1840 until the late 1800s. It is a good example of duplex accommodation for the military in the 1895–1903
period. There are no known similar Defence accommodation structures of this date, type and material remaining in
the Sydney region.
The cottage has important historical and stylistic relationships with a number of other buildings in the former HMAS
Watson, and remains significant despite additions in the 1950s. The ‘Constables’ Cottage at Camp Cove has
aesthetic value as a simple weatherboard Federation period seaside cottage and garden, a style that was once
more prevalent in the Watsons Bay and Camp Cove areas.
The site has State Significance as part of the Camp Cove precinct within Sydney Harbour National Park at South
Head which includes evidence of Sydney’s Second Water Police Station (1850 – late 1800s) and with coastal
Defence use of the area.
Significance: High (State)
Condition: Good
Integrity: High
Archaeological potential: Low
33 Cliff Street
The summary statement of significance states:
33 Cliff Street is an undistinguished example of a mid twentieth century residence, generally typical of its period with
similar residences found throughout Sydney.
The site of the building at 33 Cliff Street is historically significant as the site of Sydney’s second Water Police
Station, which was in-situ from 1840 until the late 1800s. The site has some possible historical significance, as it
was the location of the former Staff Sergeants residence in the 1890s, and because of its relationship to Constables
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Cottage adjacent. Both buildings have had a historical relationship with a number of other buildings in the former
HMAS Watson precinct. There is possibly archaeology in the vicinity of 33 Cliff Street associated with the former
Water Police Station although it is likely to be disturbed.
Significance: Low (Local)
Condition: Good
Integrity: Moderate
Archaeological potential: Low
Green Point Cottage
The summary statement of significance states:
Green Point has high historic significance as the first landfall of Governor Arthur Phillip in 1788. It has historic and
social significance for its association with Edward Laing, surgeon in the NSW Corp, and original grantee in 1793 of
land at Camp Cove, after whom Laings Point was named. Green Point has historic and social significance as a key
point in Harbour defence, dating from the late 1870s onwards.
Green Point Cottage (1895 – 1903) has historic value as a contributor to the use of Green Point and South Head
generally as a key Military site from the 1870s to1945. The cottage has aesthetic value as a reasonably intact
example of Officer’s Quarters from the Federation period when Australia’s defence force was set up. Locally it is a
good example of the simple weatherboard Federation period seaside cottage and garden, a style that was once
more prevalent in the Watsons Bay and Camp Cove areas.
Significance: Moderate (Local)
Condition: Good
Integrity: High
Archaeological potential: High

Vegetation of cultural landscape value:
(e.g. gardens and settings, introduced exotic species, or evidence of broader remnant land uses)
The grassed clearings and landscaped areas are of value, as are the areas of remnant native bushland. The former
are the product of European settlement, while the latter is of value due to its close proximity to the city, as an
indicator that urban living in conjunction with the natural environment is achievable.
In the SHNP Conservation Management Plan, significant plantings within the Gap Bluff precinct are noted as being
of value. Specifically, the CMP notes:
Historical photographs indicate that much of the area has been cleared and modified, however there has been
natural regeneration of Banksia integrifolia. Remnant bushland consists of coastal heath, namely Melaleuca
armillaris / Kunzea ambigua and Banksia integrifolia heath. There are varying levels of weeds within the remnant
vegetation.
The area contains two species classified as endangered under the Threatened Species Conservation Act:
Acacia terminalis subsp. terminalis (Sunshine Wattle) is located on rocky slopes within and around HMAS Watson.
Acacia terminalis subsp. terminalis is restricted to rocky bushland areas in the eastern suburbs, North Head and
Middle Head.
Several planted specimens of Allocasuarina portuensis (Nielsen Park She-Oak) are located down-slope of the
Armoury and along a drain line to the north. Allocasuarina portuensis is restricted to plantings in Nielsen Park and
three other sites. The sites of the plantings at Gap Bluff are inappropriate in terms of habitat type, soil disturbance
and range and in the event of their senescence they would not be replaced.
The summary statement of significance also states that “the remnant bushland at Gap Bluff is of high significance as
it provides habitat for Acacia terminalis subsp. terminalis”.
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Recreation values:
From the SHNP PoM:
Sydney Harbour is one of the most recognisable destinations in Australia. It is a unique destination given it
is one of the only urban environments surrounded by national parkland. The natural beauty of Sydney
Harbour National Park and its interconnectedness with the city makes the area a drawcard for locals and a
must-see icon for visiting tourists.
As Sydney is the dominant gateway and starting point for most international holidays, the park plays an
important role as a visitor’s first introduction to the country. Visitor’s engagement with the park will have a
decisive influence on their subsequent experiences in, and views of, the national park system.
The appeal and international recognition of Sydney Harbour as a destination means this area forms a core
focus of state branding and marketing. Sydney Harbour forms the backdrop to many cultural, heritage and
art institutions, the venue for events and festivals, and a place for the recreational pastimes of locals.
The Gap Bluff precinct is regularly used for recreational activities. Whilst the buildings in question have been vacant
for some time and inaccessible to the public, the grounds upon which they stand continue to be publically accessible
and are popular for walking and picnicking activities. Camp Cove is also particularly popular for recreational
activities. Camp Cove Beach is used for swimming, sunbathing, snorkelling and diving.
The proposed activity would continue to allow the area to be used for all of the activities it is currently used for. It
would also improve enjoyment of the area by significantly improving access and upkeep. The proposed activity will
make these buildings accessible to the public, thereby increasing public access to, and appreciation of, the park.
The implementation of a program which enables complimentary community use of the Officers Mess or Armoury on
up to 10 occasions per year, and an annual community open day for Constables Cottage, 33 Cliff Street, Green
Point Cottage and Gap Bluff Cottage, will further enhance public access to the park and appreciation of these
buildings.

Scenic and visually significant areas:
From the SHNP PoM:
Sydney Harbour National Park protects much of the scenic backdrop to Sydney Harbour and together with the
waters of the Harbour and adjoining foreshore, comprises Australia’s greatest Harbour and maritime city.
The park has outstanding scenic and aesthetic qualities valued by the community, including spectacular sandstone
cliffs and headlands, small sandy beaches and rocky foreshores, natural vegetation, grassed clearings, historic
structures and plantings.
The proposed activity involves the adaptive reuse of, and renovations to, existing buildings – no new buildings are
proposed. As such, the buildings are sited as they currently exist within the park setting. Their location is not proposed to
be changed. Further, public access to both precincts is proposed to be maintained, and access to the existing buildings
will be improved as a result of the proposal, given that the buildings currently have limited accessibility to the public.
Whilst the Armoury was originally proposed as a two storey building, the scale of the building has been reduced to
respond to submissions raised during the public exhibition period. Under the revised proposal, the Armoury, Gap Bluff
Cottage, 33 Cliff Street, Constables Cottage and Green Point Cottage will all remain as single storey buildings. The
Officers Mess will remain a two storey building, as currently exists - this is not proposed to be changed due to the
heritage significance of the building.
In response to concerns about the apparent solidity of the Armoury Building, further steps have been taken to modulate
the building by adding horizontal timber slatted sun shades in each of the glazed openings, as well as recessing the
lower part of the façade so that it appears to ‘float’ above the ground rather than sit directly on it. Additionally, RF
Architects have provided an external materials and finishes schedule detailing the materials which will give a rich texture
to the façade, and hence soften the appearance of the building.
Further, the more robust construction that is now proposed is the result of consultation with the project’s acoustic and
heritage consultants. In order to control noise emissions from the main function room, Marshall Day Acoustics has
specified that the previous ‘light weight external terrace’ on the west of the building be fully enclosed to provide a ‘sound
lock’ and an acoustic buffer to the main function room. In consultation with the project’s heritage architect (NBRS), it was
decided to upgrade this part of the building from its original light weight construction which gave no acoustic insulation, to
a more robust construction with laminated glass and a sandstone façade.
A photomontage showing the revised proposal for the Armoury is shown at Figure 21 below.
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Figure 21 – Revised Armoury massing
Source: RF Architects

Before and after photomontages of the Armoury, as seen from the Harbour, are shown below at Figure 22. A view of the
Armoury at night is provided at Figure 23. The images demonstrate that the visual impacts associated with the revised
proposal are minimal. The renovated Armoury building sits within the maximum height of the existing building. The
deletion of the second storey means that visual impacts during the day are generally consistent with existing views of the
building. Further, recessive colours and natural materials have been selected to ensure that the building sits comfortably
in the existing landscaped setting. The existing vegetation will continue to be the dominant feature when the site is
viewed from the Harbour.

Page 55 of 167

Figure 22 – Before (above) and after (below) photomontages of proposed Armoury (building location highlighted in red)
Source: RF Architects

Whilst the proposal would be visible at night time from the Harbour, most views would be very distant, and the amount of
light emitted will not be stronger or more expansive than any of the other light sources visible in the area.

Figure 23– The proposed Armoury at night (building highlighted in red)
Source: RF Architects

With respect to the visual impact of overflow parking, it is noted that the overflow parking will only be utilised during peak
periods of operation, the access road could provide overflow parking for approximately 30 additional cars. However, this
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area is visually shielded from the main function areas and will not result in any significant or permanent visual impacts.
Similarly, whilst the provision of parking on existing hardstand areas in front of the Armoury would result in some impact
on outlook from the site, any impact would be temporary, and would not impact the use of the park.
The revised proposal would result in improved overshadowing impacts compared to the original scheme. The revised
Armoury is within the maximum height of the existing building, and so any impacts would be generally consistent with
existing overshadowing. The overshadowing impacts are minimised through the use of the low-profile skillion roof.
Further, the areas that would be overshadowed comprise a lawn area and roads – no high-value public spaces or areas
of vegetation would be overshadowed.

Education and scientific values:
From the SHNP PoM:
The diversity of natural and cultural values, combined with the easy accessibility of Sydney Harbour
National Park, provide many opportunities to enrich visitor experience through interpretation and
educational programs. Key themes include Aboriginal heritage, contemporary Aboriginal perspectives on
the Harbour and culture, the colonial and historic development of the Harbour, the challenges of protecting
urban bushland and wildlife populations, and other sustainable use and management options.
The threatened species and populations in the park have been subject to extensive research, as has the
potential climate change impacts on significant heritage sites such as Fort Denison. The park and its
natural and cultural resources provide a rich environment for undertaking and encouraging research that
contributes to more effective management practices and builds on the rich legacy of existing information
about the park.
The park has the potential, through collaborative education and research programs, to yield information
and contribute to a greater understanding of Australia’s natural and cultural history.
Both the Gap Bluff and Camp Cove precincts present opportunities for visitors to experience both European and
Aboriginal heritage, and to learn about Australia’s colonial military history. The area also provides opportunities to
learn about the challenges of bushland and wildlife conservation in an urban context.
The proposed activity will provide opportunities for education, through the opening of six historic buildings to the
public. These buildings are currently inaccessible and therefore offer limited opportunity for education and
appreciation.
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Nationally Listed Threatened Flora Species
The report EPBC Act Protected Matters Report (OEH, 2015) outlines several nationally listed (under EPBC ACT)
plant species that have potential habitat, or are known to occur, within proximity of the study site. The majority of
these species have been discussed in detailed in the updated Flora and Fauna Survey and Impact Assessment
(Appendix N) and at Section 8.2 of this REF. Three species listed nationally, but not discussed elsewhere in this
report have been outlined below.
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Listed Migratory Species
Species is listed under a different scientific name on the EPBC Act - Threatened Species. Sea-birds and marine
animals have been removed from the list as the proposal doesn’t trigger any works in that habitat directly or
indirectly.
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6. Proposed activity(s)
6.1 Location of activity
Description of
premises location

The site is located in the suburb of Watsons Bay, within the Sydney Harbour National Park. The
site is approximately 7.5 km northeast of the Sydney CBD, and is situated on South Head, one
of the two headlands at the entrance to Sydney Harbour.
The six buildings related to the proposed activity are located as follows:


The Officers Mess, Armoury and Gap Cottage are located on Gap Bluff Road, which is
accessed from Military Road in Watsons Bay.



Constables Cottage is located at 32 Cliff Street, Watsons Bay.



Adjacent to Constables Cottage is 33 Cliff Street, Watsons Bay.



Green Point Cottage is located at 36 Pacific Street, Watsons Bay.

Further information about the site is provided in Section 5.
Lot/DP

Local Government
Area
NSW State
electorate
Catchment
National Park

Lot 3, DP 605078 (Officers Mess, Armoury, Gap Cottage, Constables Cottage, 33 Cliff Street)
Lot 3, DP 536603 (Green Point Cottage)
Woollahra
Vaucluse
Sydney
Sydney Harbour

6.2 Description of the proposed activity
Overview
The works are briefly summarised in the following table.
Gap Bluff Precinct

Officers Mess


Although this building is currently vacant, its most recent use was as a function/reception
centre. This use is proposed to be continued.



Adaptive reuse, internal and roof alterations including acoustic treatments and external
landscaping.



Including reception areas, kitchen, office and store, bridal rooms, amenities and a lift for
accessible compliance.



Capacity for 95 for banquet-type functions, or 110 for cocktail functions.

Armoury


Although this building is currently vacant, its most recent use was as a function/reception
centre. This use is proposed to be continued.



Adaptive reuse, internal renovations including acoustic treatments, addition of a side wing
and external landscaping.



Including reception area, enclosed terrace, kitchen, storage, amenities, bridal room and a
chair lift for accessibility compliance.



Capacity for 140 persons for banquet-type functions, or 160 for cocktail functions.

Gap Cottage


Although this building is currently vacant, its most recent use was as staff accommodation.
This use is proposed to be changed to short-term holiday accommodation.



Adaptive reuse, minor internal renovations and external landscaping.
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South Head, Camp
Cove and Green
Point Precinct

Constables Cottage


Although this building is currently vacant, its most recent use was as short-term holiday
accommodation. This use is proposed to be continued.



Adaptive reuse, minor internal renovations and external landscaping.

33 Cliff Street


Although this building is currently vacant, its most recent use was as staff accommodation.
This use is proposed to be changed to short-term holiday accommodation.



Adaptive reuse, minor renovations and reconfiguration, including excavation for a new
garage, and external landscaping.

Green Point Cottage

Summary of Key
Changes since
2015 Exhibition



Although this building is currently vacant, its most recent use was as short-term
accommodation. This use is proposed to be continued.



Adaptive reuse, minor internal renovations and reconfiguration, and external landscaping.

In response to the submissions received during the public exhibition period, the following key
changes have been made to the prooposed activity:


Deletion of the proposed second floor level of the Armoury.



Change in use of Constables Cottage from a café/restaurant to short-stay accommodation.



Provision of sufficient on-site parking to accommodate all guest and staff parking
requirements.



Incorporation of additional acoustic and noise containment measures.



Complimentary community use of the Officers Mess or Armoury on up to 10 occasions per
year.



Hosting of an annual Community Open Day to Constables Cottage, 33 Cliff Street, Green
Point Cottage and Gap Bluff Cottage.



Introduction of a daily cap on patron numbers, with a maximum of 410 guests attending
functions at the Gap Bluff Precinct on any one day, and a maximum of 270 guests on the
site at any one time.

The proposed changes mean that the capacity of the venues is now slightly less than the
previous use of the site.
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Gap Bluff Precinct
Officers Mess
Land use

Although this building is currently vacant, its most recent use was as a function/reception centre.
This use is proposed to be continued.
Under the revised proposal, the Officers Mess will no longer house the main commercial kitchen
and waste handling area. The revised designs for the Officers Mess and the Armoury include
dedicated kitchens and waste storage areas for each building.

Proposed works



Reconstruction of the parapet around the perimeter of the Officers Mess.



Creation of a ceremonial garden with sandstone paving, restored fountain and plantings
(native and exotics).



On the Ground Floor:



-

Install lift in later addition building;

-

Reconfigure existing storerooms as WCs for reception area;

-

Install new balustrading to stair in central foyer.

Install new double glazing to existing windows in reception / verandah areas;
Construct sound lock with new door on north-east;
Reconfigure existing WC as a cool room associated with commercial kitchen
and retain original wall tiles in WC airlock;
Convert store room to bridal room, equipment room and WC;
Undertake upgrade works to tiered theatre to provide Seminar Room 1;
Construct waste management zone with fence to screen the north-east and
southeast; and

On the First Floor:

-

Remove later addition walls to 3 existing bedrooms to create a reception area;

-

Remove wall to 2 offices to reconfigure as bridal room and male and female
WCs; and

-

Install new double glazing to existing windows in reception / verandah areas.

Remove walls to office and male WC to create a reception area;
Create new door opening to the reception area from the hall;
Remove hall wall and construct disabled WC and entry foyer;
Upgrade works to existing tiered Seminar Room 2;
Construct walls to 2 mezzanine offices in the later addition building to create a
servery adjoining Seminar Room 2;

It is specifically noted that the suicide prevention equipment will be retained, as shown on the
architectural drawings.
A selection of Architectural and Landscape Drawings are shown below at Figures 25 - 29. For
more information, refer to the full set of Architectural and Landscape Drawings at Appendix A.
Specific drawings include:


DC-A-03 – Proposed Plans



DC-A-04 – Proposed Elevations



DC-A-05 – Proposed Perspectives



DC-A-07 – Demolition Plan



SK-A-L01 – Landscape Plan



SK-A-L02 – Plant and Materials Palette
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Figure 27 - Proposed Officers Mess building (North-West Elevation)
Source: RF Architects

Figure 28 - Proposed Officers Mess building (North-East Elevation)
Source: RF Architects

Figure 29 - Proposed Officers Mess building (Landscape Plan)
Source: Trish Dobson Landscape Architecture
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Internal uses



Ground Floor:
- reception areas
- kitchen
- cool room
- store room
- bridal room
- amenities
- lift
- verandah
- sitting room
- seminar room
- waste management zone



Level 1
- reception areas
- servery
- bridal room
- amenities
- seminar room

Size of activity
footprint

No extensions are proposed to be added to the Officers Mess building. Works are generally
confined to the existing building footprint. Some minor landscaping works are proposed in the
gardens surrounding the building.

Signage

The existing bronze building identification sign at the entry to the Officers Mess will be
refurbished. No additional building identification signage is proposed, however a heritage
interpretation sign will be installed outside the buildings to assist in the public’s appreciation of
the buildings and the precinct. The signage will be developed in accordance with NSW National
Parks and Wildlife Service’s Park Signage Manual, in consultation with the NPWS.

Earthworks, land
clearing or
vegetation
removal
Operational details
(refer to Operational
Plan of
Management at
Appendix H, Waste
Management Plan
at Appendix K, and
the Construction
Management Plan
at Appendix I)

Signage will also be provided in accordance with liquor licensing laws.
The installation of the lift within the Officers Mess will result in the need for minor excavation to
be undertaken.
Aside from the lift, only existing landscaped areas will be affected. Some small ornamental
shrubs will be removed and replaced.
Staff numbers (max)

9 (staff numbers are based on industry standards for function
centres)

Patron capacity (max)

95 for banquet events, 110 for cocktail events

Operating hours

Monday to Sunday, 8:30am to 12:00 midnight (last drinks
served at 11:30pm and service staff to depart by 12:30am)

Type of events

Social events, weddings, corporate events. Outdoor
ceremonies will be held during the day period.

Licensing arrangements

On-premises liquor license

Deliveries

All food and beverage produce to be delivered to the loading
dock of the Officers Mess kitchen for processing.

Waste

Waste to be taken to and stored in a 660 litre bin at the rear
of the Officers Mess.
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Armoury
Land use

Although this building is currently vacant, its most recent use was as a function/reception centre.
This use is proposed to be continued.

Proposed works



The proposed renovation of the Armoury would involve refurbishment, internal alterations,
addition of a small side wing, and external landscaping. Specifically the proposal includes:

-

Small extension to the north-east to accommodate a commercial kitchen, cool
room, freezer, storage and outside bin store area;

-

Small extension to the south-east to create an accessible entry and foyer;

-

Reconfigure internal areas to create a bridal room, WCs, bar and reception room;

-

Alterations to doorways between the reception room and terrace, installing bi-fold
doors;

-

New low-profile “floating” roof with clerestory windows;

-

Remove and replace an existing Tuckeroo tree from the western entry to the
external terrace; and

-

Undertake upgrade works to existing landscaping.

Install a platform lift within the foyer to provide equitable access to the reception
area;
Alterations to external terrace on south-west elevation, including glass screens to
enclose the space;

New stair to the Armoury from the north-western and south-eastern ends of the
terrace;

A selection of Architectural and Landscape Drawings are shown below at Figures 30 - 35. For
more information, refer to the full set of Architectural and Landscape Drawings at Appendix A.
Specific drawings include:


DC-C-02 – Proposed Plans



DC-C-03 – Proposed Elevations



DC-C-06 – Proposed Perspectives



DC-C-13 – Demolition Plan



SK-C-L01 – Landscape Plan



SK-C-L02 – Plant and Materials Palette
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Figure 33 - Proposed Armoury building (Rear Elevation)
Source: RF Architects

Figure 34 - Proposed Armoury building (East Elevation)
Source: RF Architects

Figure 35 - Proposed Armoury building (Landscape Plan)
Source: Trish Dobson Landscape Architecture

Internal uses



Ground floor
- reception area and bar
- commercial kitchen and cool room
- service area
- store room
- bridal room
- amenities, including an accessible WC
- entry foyer and stair / platform lift to reception room.
- external terrace
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Figure 40 - Proposed Gap Bluff Cottage (West and East Elevations)
Source: RF Architects

Figure 41 - Proposed Gap Bluff Cottage (Landscape Plan)
Source: Trish Dobson Landscape Architecture

Size of activity
footprint
Earthworks, land
clearing or
vegetation
removal

As only minor works are proposed, the activity footprint will generally be confined to the existing
building footprint, notwithstanding minor landscaping works around the building.
No excavation is proposed.
Vegetation to be removed includes:


Minor amendments to cultural landscape areas.
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Standing dead trees should be assessed for stability, and if structurally stable left for
habitat. While it was noted that the dead trees did not have any hollows, they may be used
for roosting by birds. Removal of existing dead native trees, stumps and limited
environmental weeds immediately adjoining the previously cleared areas i.e. Yucca spp
and Strelitzia Nicolai.

Other
Parking and access arrangements
Generally, existing parking areas will be used for guests and staff of the Officers Mess, Armoury and Gap Bluff
Cottage. Currently, the areas in proximity to the buildings provide a total of 70 parking spaces, comprising 60
spaces for guests and 10 spaces reserved for staff. These include:


20 formally line-marked spaces to the west of the Gap Bluff Cottage;



15 kerb side parking spaces adjacent to the lawn to the west of the Armoury building;



10 kerb side parking spaces on the ingress and egress to the Officer’s Mess building;



15 informal parking spaces in the irregular shaped hardstand area to the northwest of the Armoury building; and



10 parking formally line-marked spaces to the southeast of the Officer’s Mess building (to be reserved for staff).

The Gap Bluff Parking Plan, shown below at Figure 42, identifies the locations of these spaces.
As part of this plan, an additional ‘overflow’ area has been provided on the access road to the north of the hardstand
area, heading northwards towards the access road to HMAS Watson. This access road can accommodate an
additional 30 cars. These spaces will only be used in peak times, when all function centres are operating
simultaneously. It is noted that HMAS Watson has particular security alert levels in place to mitigate security threats.
Gap Bluff Hospitality will be aware of the security alert level at all times, and will respond as necessary.
These parking arrangements will provide sufficient spaces to accommodate all of the anticipated parking demands
generated by the function centres, without placing any demand on on-street parking within the wider Watsons Bay
area.
It is also noted that 2 accessible parking spaces will be provided, consisting of:


1 space adjacent to the south-east face of the Armoury; and



1 space adjacent to the Officers Mess.

It is noted that the revised proposal accommodates one less accessible parking space as a result of updated
concept parking layout.
Based on the above, a total of 102 parking spaces (including overflow parking) will be provided in the Gap Bluff
precinct.
Under the revised proposal, all arrival trips will be via the Lighthouse Road access, with departing vehicles to exit
via the Military Road access, between the intersections with Cliff Street and Gap Road. These new access
arrangements will avoid any potential congestion at the Military Road access. This is considered best practice and a
preferred outcome, as Lighthouse Road is a lower order road and would limit the impact to Military Road (right
turning vehicles into the site). Management of the Lighthouse Road access road is outlined in the draft Traffic
Management Plan (Appendix B). A Gap Bluff employee will be located at the Lighthouse Road access point to
assist with pedestrian movements and ensure the one-way system for general vehicles is adhered to. Further, the
employee will be responsible for:


Controlling the site access via the’ sign-in’ operations;



Checking and verifying persons entering the Gap Bluff facility;



Communicating with other supervisors with regards to the traffic wanting to enter the parking zone; and



Observing and monitoring queues along Lighthouse Road permitting a secondary check-in location within the
site if necessary.

In relation to the function centres, the following management measures will be implemented:


Overflow parking: As detailed above, an additional 30 spaces will be provided as overflow parking.



Coach and bus access: Coaches will enter via the southern primary access off Military Road, unload
passengers in front of the Armoury, and then will turn within the hardstand area adjacent to the Armoury to exit
via the main access. This area will remain clear of parked cars.
Servicing: All deliveries will be made to the Officers Mess and the Armoury building directly. All waste will be
managed at its specific location, with most waste created and held at Officers Mess and the Armoury within
designated areas. Waste will be collected from each venue by a private contractor.
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Figure 42 – Gap Bluff Parking Plan
Source: Ason Group

Ancillary activities, such as advertising or other signage (including any temporary signs, banners or
structures promoting an event or sponsorship arrangements), roads, infrastructure, bush fire
hazard reduction:
Signage
External signage is proposed for the Officers Mess and Armoury.
The Officers Mess
The existing bronze building identification sign at the entry to the Officers Mess will be refurbished. No additional
building identification signage is proposed. However, signage will also be provided in accordance with liquor
licensing laws.

Page 76 of 167

The Armoury
No building identification signage is proposed for the Armoury. However, signage will be provided in accordance
with liquor licensing laws.
Other
Existing building naming, directional, warning, emergency access and traffic signs within the precinct will be
upgraded and replaced as part of the proposed development. The entry gate signage will also be repaired.
In addition, new directional, information and traffic signage is proposed to ensure the efficient operation of the
precinct. The location and type of signage proposed, as well as the signage to be replaced, is shown on the
Proposed Graphics and Signage Plans that have been prepared by NBRS Architecture (Appendix T). Heritage
interpretation signage will also be installed outside each of the buildings to assist in the public’s appreciation of the
buildings and the precinct.
All new and replacement signage will be developed in accordance with NSW National Parks and Wildlife Service’s
Park Signage Manual, in consultation with the NPWS.
Lighting
Although light from the Armoury and Officers Mess will be visible at night from surrounding areas, the proposed
lighting will not result in any excessive glare or light spill. Generally, the buildings will only be visible from distant
areas, with no residences in close enough proximity to experience any adverse impacts from the proposed lighting.
A view of the Armoury at night is shown at Figure 43 below.

Figure 43 – The Armoury at night
Source: RF Architects

CCTV
CCTV cameras are required at the entrance to all licensed premises, including the Armoury and Officers Mess. It is
noted that these cameras will point downwards and will focus on the entrances to the premises only, and will not be
capable of capturing any surrounding residences. This is intended to avoid any incidental capture.

Proposed construction methods, materials and equipment:
See Construction Management Plan at Appendix I. A full Construction Management Plan should be prepared prior
to the commencement of works.
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Receival, storage, and on site management for materials used in construction:
See Construction Management Plan at Appendix I. A full Construction Management Plan should be prepared prior
to the commencement of works.

Environmental safeguards and mitigation measures:
A detailed list of all proposed environmental safeguards and mitigation measures are provided at Section 8.

Sustainability measures – including choice of materials (such as recycled content) and water and
energy efficiency
The proposal would incorporate a number of sustainability measures, including the following:


Passive design features, such as enhanced natural ventilation and effective shading measures;



Reuse of existing materials;



Use of low VOC products, low/zero formaldehyde timbers, FSC certified timber and GECA certified furnishings
and floor coverings;



Use of star-rated equipment where possible, to within 0.5 stars of the best available;



Use of high efficiency HVAC equipment;



Use of occupancy controls and LED lighting;



Establishment of energy targets;



Use of WELS-rated fittings, fixtures, appliances and equipment;



Establishment of minimum recycling targets; and



Education of staff and guests in best achieving sustainability targets.

See the ESD Report at Appendix J for further information.

Construction timetable and staging, hours of operation:
There will be 3 distinct phases requiring different material handling logic to construct the buildings efficiently and
minimise impact on surrounding streets and neighbours. The phases are:
Phase 1. Site establishment; Demolition; Excavation
Phase 2. Structure
Phase 3. Finishes and external works
Each Phase will not happen in isolation. Phases 2 and 3 will happen simultaneously once the structure is sufficiently
complete to allow the finishes trades to commence on lower levels.
The normal hours of work will typically be 7.00am to 5.00pm, Monday to Saturday excluding public holidays.

Note: if the activity involves building or infrastructure works, it may require certification to Building Code of
Australia or Australian Standards prior to commencement. Further information on the types of projects
requiring certification, and how to obtain certification, is contained the DECCW Construction Assessment
Procedure at: http://www.environment.nsw.gov.au/protectedareas/developmntadjoiningdecc.htm
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Figure 46 - Proposed Constables Cottage (Landscape Plan)
Source: Trish Dobson Landscape Architecture

Size of activity
footprint

Under the revised proposal, the activity footprint will generally be confined to the existing
building footprint. External works are limited to minor landscaping works around the building.
As only minor works are proposed, the activity footprint will generally be confined to the existing
building footprint, notwithstanding minor landscaping works around the building.

Earthworks, land
clearing or
vegetation
removal

No excavation is proposed.

Easement

An easement for utilities is located in front of Constables Cottage. As the proposed works are
now contained within the existing building footprint, the works will not impact access to this
easement.

The vegetation to be removed includes:


Possible removal of 1 x Acmena smithii and possible removal of 1 x unidentified Eucalyptus
sp.
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Figure 48 - Proposed 33 Cliff Street (West Elevation)
Source: RF Architects

Figure 49 - Proposed 33 Cliff Street (North Elevation)
Source: RF Architects

Figure 50 - Proposed 33 Cliff Street (Landscape Plan)
Source: Trish Dobson Landscape Architectre
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Size of activity
footprint

As only minor works are proposed, the activity footprint will generally be confined to the existing
building footprint, notwithstanding minor landscaping works around the building.

Earthworks, land
clearing or
vegetation
removal

A minor amount of excavation will be undertaken to create a new garage, level with the street.
The area of excavation will cover approximately 35 sqm.
No vegetation is proposed to be removed, however the landscape plan states that selected
shrubs (these are weed species) will be removed and replaced with coastal species suitable to
the site soil and location. Next to Constables Cottage this property has a similar aspect and
while the land to the rear is less steeply sloping, it is still shaded and vegetated by shade
tolerant weed species.
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Figure 53 - Proposed Green Point Cottage (West Elevation)
Source: RF Architects

Figure 54 - Proposed Green Point Cottage (Landscape Plan)
Source: Trish Dobson Landscape Architecture

Size of activity
footprint

As only minor works are proposed, the activity footprint will generally be confined to the existing
building footprint, notwithstanding minor landscaping and decking works around the building.

Earthworks, land
clearing or
vegetation
removal

No excavation is proposed.
The vegetation to be removed includes:


Removal of 1 X Phoenix canariensis adjoining front driveway on public land.



Removal of 2 x Erythrinia sykesii from adjoining reserve to west.



Removal of 1 x Lagunaria patersonii under the canopy of large Ficus rubiginosa on site to
north of cottage In addition to this is the removal of weed species from the property and
bushland boundary.
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Other
Traffic and parking arrangements:
The traffic and parking arrangements for Constable’s Cottage, 33 Cliff Street and Green Point Cottage, are not
proposed to be modified. The refurbishment works represent very minor works that will not change the operation of
the building in terms of parking and traffic. All buildings will have their own dedicated garages and driveway areas,
which will accommodate any parking requirements.

Ancillary activities, such as advertising or other signage (including any temporary signs, banners or
structures promoting an event or sponsorship arrangements), roads, infrastructure, bush fire
hazard reduction:
Signage
No signage is proposed within the South Head, Camp Cove and Green Point precinct. However, Heritage
Interpretation Panels will be prepared for Contables Cottage and Green Point Cottage in accordance with NSW
National Parks and Wildlife Service’s Park Signage Manual, in consultation with NPWS.
Lighting
Lighting will be consistent with lighting for a private residence. No light spill or adverse impacts are anticipated.

CCTV
No CCTV is proposed within the South Head, Camp Cove and Green Point precinct.

Proposed construction methods, materials and equipment:
See Construction Management Plan at Appendix I. A detailed Construction Management Plan should be prepared
prior to the commencement of works.

Receival, storage, and on site management for materials used in construction:
See Construction Management Plan at Appendix I. A detailed Construction Management Plan should be prepared
prior to the commencement of works.

Environmental safeguards and mitigation measures:
A detailed list of all proposed environmental safeguards and mitigation measures are provided at Section 8.

Sustainability measures – including choice of materials (such as recycled content) and water and
energy efficiency
The proposal would incorporate a number of sustainability measures, including the following:


Passive design features, such as enhanced natural ventilation and effective shading measures;



Reuse of existing materials;



Use of low VOC products, low/zero formaldehyde timbers, FSC certified timber and GECA certified furnishings
and floor coverings;



Use of star-rated equipment where possible, to within 0.5 stars of the best available;



Use of high efficiency HVAC equipment;



Use of occupancy controls and LED lighting;



Establishment of energy targets;



Use of WELS-rated fittings, fixtures, appliances and equipment;



Establishment of minimum recycling targets; and



Education of staff and guests in best achieving sustainability targets.

See the ESD Report at Appendix J for further information.
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Construction timetable and staging, hours of operation:
There will be 3 distinct phases requiring different material handling logic to construct the buildings efficiently and
minimise impact on surrounding streets and neighbours. The phases are:
Phase 1. Site establishment; Demolition; Excavation
Phase 2. Structure
Phase 3. Finishes and external works
Each Phase will not happen in isolation. Phases 2 and 3 will happen simultaneously once the structure is sufficiently
complete to allow the finishes trades to commence on lower levels.
The normal hours of work will typically be 7.00am to 5.00pm, Monday to Saturday excluding public holidays.

Note: if the activity involves building or infrastructure works, it may require certification to Building Code of
Australia or Australian Standards prior to commencement. Further information on the types of projects
requiring certification, and how to obtain certification, is contained the DECCW Construction Assessment
Procedure at: http://www.environment.nsw.gov.au/protectedareas/developmntadjoiningdecc.htm

6.3

Objectives of the proposal

Clearly state the objectives of the proposal. See section 3.2 of Proponents Guidelines for the Review of Environmental
Factors for further guidance.
Provide details of
objectives of the
proposal

The objectives of the revised proposal are to:

Facilitate a development that is consistent with the guiding principles and desired outcomes
of the Sydney Harbour National Park Plan of Management by:
Conserving natural and cultural heritage;
Celebrating the historic heritage values of the park and promoting knowledge and
understanding of Australia’s history;
Offering a greater depth of visitor experiences;
Exemplifying best-practice conservation management;
Improving the environmental sustainability of the existing buildings;
Maximising visitor access to the park and providing high quality visitor experiences; and
Providing new visitor facilities in close proximity to existing public transport networks.

Assist in realising Project 5 of the Sydney Harbour National Park Plan of Management by
enabling the interpretation of Constables Cottage, and improving this important entrance to
the park.

Realise Project 11 of the Sydney Harbour National Park Plan of Management by facilitating
the adaptive re-use management of the Gap Bluff precinct, and the provision of appropriate
commercial uses which will provide increased opportunities for visitors to appreciate and
access the site.

Preserve the heritage significance of the Watsons Bay Heritage Conservation Area (HCA),
by:
Retaining evidence of the area’s historical development and backdrop of vegetation;
Encouraging the reconstruction of heritage items (particularly the Officers Mess); and
Ensuring that development is compatible with the heritage significance of the HCA.

Avoid any significant adverse impacts on the local community and environment.

Improve the public domain through appropriate landscaping.

Establish a financially viable business that will, in turn, facilitate the conservation of the site’s
heritage significance and improved public access to the sites. In this regard, Gap Bluff
Hospitality proposes to:
Transform Gap Bluff into a world class function precinct which contributes to the
vibrancy and vitality of the Eastern Suburbs and the wider Sydney Visitor Economy;
Enable Gap Bluff to prosper and become an increased asset to the NPWS and NSW
Government, under the care and maintenance of Gap Bluff Hospitality;
Undertake a range of works to address the current deterioration of the Gap Bluff
buildings, thereby ensuring the conservation of these highly significant heritage
buildings for future generations; and
Sensitively restore the existing buildings in accordance with the Conservation
Management Plan to highlight and celebrate the historic contribution of the Gap Bluff
properties to the settlement of Sydney.
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7. Reasons for the activity and consideration of alternatives
Section 3.2.1 of Proponents Guidelines for the Review of Environmental Factors provides further guidance

Reasons for activity:
A Plan of Management was prepared for Sydney Harbour National Park in 2012. The Plan of Management sets out
the guiding principles to inform the management of the park, as well as specific strategies and actions for the Camp
Cove and Green Point, and Gap Bluff precincts.
One of NPWS’s key projects for the Sydney Harbour National Park is to realise the potential for exemplary adaptive
re-use management of the Gap Bluff precinct. Through investigation of appropriate community and commercial
uses, NPWS seeks to provide increased opportunities for visitor appreciation and access to the site.
A key aim for the Camp Cove and Green Point precinct is to convert buildings, sites and collections and, wherever
possible, make these elements accessible to the public. The Plan of Management also seeks to maintain traditional
passive recreation opportunities while enriching the precinct with new tourism opportunities. These new initiatives
will allow a greater diversity of visitors to experience the magnificence of the Harbour headland and the tranquillity of
Camp Cove.
The proposed activity responds to the aims of the Plan of Management, as summarised below.








The buildings in question are currently vacant. The proposed activity will make these buildings accessible to the
public, thereby increasing public access to, and appreciation of, the park. The implementation of a program
which enables complimentary community use of the Officers Mess or Armoury on up to 10 occasions per year,
and an annual community open day for Constables Cottage, 33 Cliff Street, Green Point Cottage and Gap Bluff
Cottage, will further enhance public access to the park, and appreciation of these buildings.
The buildings are suitable for visitor and tourist uses, such as function/reception centres and short-term visitor
accommodation.
There is an opportunity to revitalise both precincts through the exemplary adaptive reuse of the buildings to
allow increased opportunities for visitor appreciation and access to the site.
The proposal will allow for the upgrade and maintenance of the public domain within the precincts by the
proponent, whilst maintaining public access through both precincts.
The precincts have a high level of amenity, and have historically been popular venues for weddings and special
events.
The renovation and restoration of the buildings for commercial purposes will enable the heritage significance of
these buildings to be conserved and appreciated.

Alternatives:
The identified alternatives for the activity are:

doing nothing;

using fewer buildings or scaling back the proposed uses;

using the buildings for alternative purposes; and / or

demolishing the buildings and leaving the site vacant, or demolishing and rebuilding the buildings.
These alternatives were considered inappropriate, and would not result in the most appropriate outcome in terms of
heritage conservation, commercial viability or public access to the park, as summarised below.
Doing nothing
Doing nothing would leave the buildings in their current condition. In their current state, the buildings are outdated,
in disrepair, and are generally unfit for use. Attracting commercial operators for the buildings would be difficult, and
the maintenance burden of the precincts would rest solely with National Parks. Although public access to the park
would continue to be maintained, this option would leave little opportunity for appreciation of the buildings by
visitors. Further, the buildings would continue to degrade – this would ignore the heritage significances of the
buildings and the precinct, and would be to the detriment of the park and the public amenity of the area.
Using fewer buildings or scaling back the proposed uses
Using fewer buildings would present many of the same issues as the ‘do nothing’ option. The unused buildings
would either need to be maintained, or would fall into disrepair. Again, this option would limit opportunities for visitor
enjoyment of the precinct and the buildings.
Following consultation with the community and government agencies, it has been decided to scale back the
proposed function centre use at the Armoury building by deleting the planned additional level. This will reduce the
intensity of the use, and any impacts associated with traffic, parking and noise. It is noted that the revised capacity
of the facilities is the same as, or slightly less than, the previous use of the site by NPWS. The revised Armoury
building will ensure that the proposal continues to be consistent with the Plan of Management for Sydney Harbour
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National Park 2012.
Given the building’s low heritage integrity, complete demolition and replacement of the Armoury was originally
investigated. However, it was decided that its renovation would be feasible and that some original fabric could be
retained as part of the works. The proposed adaptation would have less heritage and visual impacts than the option
of demolition or the addition of a second storey, as some of the building’s little remaining significant fabric can be
retained and the scale of the building will not increase. The proposal also represents a more environmentally
sustainable outcome and will reduce the amount of traffic, parking and any potential noise impacts relating to the
operation of the function centre.
A scaling back of the proposed activity at the remaining buildings would unduly limit the commercial viability of the
proposed uses, and may preclude the effective maintenance and improvement of the public domain within the
precincts. Further, by maximising the number of buildings that are subject to adaptive reuse, public access will be
enhanced and heritage conservation outcomes will be optimised.
Using the buildings for alternative purposes
The proposed uses are considered to be the most suitable for the buildings, and are consistent with the uses
identified for the precincts under the Plan of Management. The proposed uses as function centres and short-term
visitor accommodation are likely to be commercially viable, and the types of environmental impacts associated with
these uses are able to be managed through the implementation of appropriate mitigation measures. The revised
proposal also allows for a cultural or civil use of the Officer Mess or Armoury on up to 10 occasions per year. In
addition, an annual community open day is proposed for Constables Cottage, 33 Cliff Street, Green Point Cottage
and Gap Bluff Cottage. This allows for both a commercial return to be generated for the purposes of conservation
within national parks, and various community uses to be facilitated.
The original proposal included the adaptive reuse of Constables Cottage for a restaurant/café use. However,
following consultation with the community and government organisations, it was decided to retain the existing shortstay accommodation use. It is noted that the South Head Sydney Harbour National Park Conservation Management
Plan 2010 recommends that public accommodation, a visitor centre/education centre or a café are appropriate uses
for Constables Cottage. It is considered that both uses (café/restaurant or short-term accommodation) provide for
public access and allow for interpretation of the place, however the proposed short-term accommodation is a less
intensive use that will result in fewer environmental and heritage impacts. As detailed above, the use of the building
for cultural or civic uses would not be commercially viable.
Demolishing the buildings and leaving the site vacant, or demolishing and rebuilding the buildings
The final alternative – demolishing the buildings and either leaving the sites vacant, or demolishing and rebuilding
the buildings, are not suitable due to the heritage significance of the buildings. Demolishing any or all of the
buildings would have a detrimental impact on the site’s heritage significance, the public’s appreciation of these
buildings, and the park more generally.
Overall, the proposal is considered to be an appropriate outcome in terms of heritage conservation, public benefit,
commercial viability, and management of potential impacts. The reduced scale of the Armoury building, and the
change of use of Constables Cottage, will ensure that perceived environmental impacts associated with these two
buildings, and the development overall, can be mitigated.

Justification for preferred option:
The revised preferred option – that is, the refurbishment of the buildings, and their adaptive reuse as function
centres and short-term visitor accommodation – satisfies the objectives of the proposal for the following reasons:







It proposes the adaptive reuse of the buildings, incorporating exemplary designs that respect the heritage
significance of the buildings.
It maintains full public access to the landscape in and around both precincts.
It improves public access to the buildings (which are currently inaccessible to the public).
It proposes improvements to landscaping and public domain surrounding the buildings.
It proposes to incorporate a number of environmentally sustainable development measures.
It incorporates a range of mitigation measures that minimise impacts on the surrounding environment and
community.

A justification for each component of the proposed activity is provided below.
Officers Mess
The renovations to the Officers Mess, and ongoing use for functions, are considered appropriate for the following
reasons:



The external appearance will be improved by the reconstruction of the original flat roof form and parapets.
A significant amount of original fabric will be retained including windows, doors, tiles, floorboards, fireplaces and
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timber joinery.
The proposed use will enable the ongoing public access to the building for functions and weddings.
Public access around the Officers Mess towards The Gap will be retained.
The anti-suicide equipment within the building will be retained.

The proposed reconstruction of the parapet to the Officers’ Mess will have a positive heritage impact in recovering
the original architect’s design intent for the building designed in the Inter-War Functionalist Style.
Proposed additions to the Officers Mess are largely associated with producing a function centre that complies with
the BCA and is commercially feasible. Minor additions include the creation of WCs within secondary spaces and
areas (eg store rooms) on both levels of the building. This has been undertaken to ensure function areas are BCA
compliant, provide amenities required by function centres and that there is adequate noise control whilst minimising
changes to heritage significant spaces. Much of the work to the Officers Mess is internal and generally, will remove
later additions to recover significant spaces.
The Armoury
The renovations to the Armoury, and its ongoing use for functions, are considered appropriate for the following
reasons:




The alterations will enable the ongoing use of the building for functions and weddings, in a venue that is
consistent with modern expectation and requirements.
The building contains limited original fabric, and is suitable for adaptation.
The works will have a minor impact on the heritage significance of the Gap Bluff precinct.

Whilst demolition or more significant alterations through the addition of a second storey were considered, the
retention of the building and proposed renovations will enable some of the remaining original fabric to be retained,
and represents a more environmentally sustainable outcome.
The proposed alterations to the Armoury are in keeping with the character of the precinct and will provide a function
centre that will not intrude visually or audibly on the surrounding village of Watsons Bay. The Armoury has little to
moderate heritage significance. The existing building is not BCA complaint, and does not provide equitable access.
Further, the commercial kitchen is inadequate and requires upgrade works. The proposed works will address these
requirements through extensions to the kitchen, a new accessible entry and provision of a chair lift within the entry
foyer. The proposed internal works will not impact on fabric of heritage significance.
The proposed enclosure of the existing open deck will not increase the footprint of the building and will ensure
potential noise impacts are managed and controlled in order to limit impacts on the surrounding conservation area
and heritage items in close proximity.
Whilst the proposed works to the Armoury will reconfigure the original elevational treatment through the addition of
new cladding, extensions to the south-east and north-east and a new roof form, the proposed works retain the
existing height of the single-storey building and will not be visually intrusive when viewed from close, or from a
distance.
Gap Bluff Cottage
The proposed works to Gap Bluff Cottage, and its use as short-term accommodation, are considered appropriate as
they will make the building publicly accessible, and will continue to allow pedestrian access through this part of the
precinct.
With respect to heritage, Gap Bluff Cottage has low integrity as a result of its 1989 conversion from a workshop into
a residence, which saw its interiors stripped and replaced, and a 1950s addition removed and replaced with the
current verandah. The proposed brick paving for the path in front of Gap Bluff Cottage does not have a historic
precedent. The proposed adaptation of Gap Bluff Cottage involves sympathetic internal modifications to a highlymodified building of moderate heritage significance, and will not have an impact on its heritage significance.
Constables Cottage
The revised proposal for the renovation of Constables Cottage and use as short-term accommodation represents an
appropriate outcome for the site. The proposal will make the building publicly accessible and will ensure the
retention and conservation of this historically significant building. The revised proposal will result in fewer alterations
to the fabric of the building, with the proposed works limited to upgrades of spaces which have little heritage
significance.
33 Cliff Street
The alterations and additions to 33 Cliff Street, and use of the residence for short-term accommodation, represents
an appropriate outcome for the site. The proposed activity will improve public access to the site by enabling it to be
rented and enjoyed by members of the public. The current house does not have heritage significance and therefore
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the proposed interior works would not have a heritage impact. The proposed adaptation works would not extend
beyond the existing building envelope and would not have a heritage impact on the neighbouring Constables
Cottage.
Green Point Cottage
The proposed renovation of Green Point, and use of the residence for short term accommodation, represents an
appropriate outcome for the site. The proposed activity will improve public access to the site by enabling it to be
rented and enjoyed by members of the public.
The proposed works to Green Point Cottage include changes to the internal planning and enclosing of the verandah
to create an open plan lounge / kitchen / dining area. The conservation policy for Green Point Cottage states:
“…limited alterations are acceptable to improve amenity… any change should be based on the historic plan and the
original layout should be interpreted in the fabric.” The proposed works will have some negative heritage impact by
altering the internal layout, however to mitigate the negative heritage impact, it is proposed to retain nibs of walls
and bulkheads to the ceilings. This approach will benefit the interpretation of the walls proposed for removal
between the original cottage and the enclosed verandah. To date, there have been several phases of alterations to
the building. Because the proposed development is reversible and the extension of the footprint of the building is
limited, the proposed works are acceptable in heritage terms.
The proposed landscaping works are in keeping with the place’s historic use and aesthetic qualities and would not
have an impact on Green Point Cottage. Overall, the proposed works would have some adverse impact on the
Cottage, which could be mitigated by retaining the internal layout and not constructing the external deck. However,
this was discounted because of a desire to provide for the housing needs of a 21st Century guests staying at such a
unique location.

Special note: for visitor use, tourism and other proposals requiring a lease or licence under s.151
NPW Act
Proposals seeking a lease or licence under s.151 NPW Act must address the site suitability requirements of
the sustainability assessment criteria adopted by the Director General of DECCW (see below). For further
information on completing the assessment of site suitability, refer to the criteria and supporting guidelines
at: http://www.environment.nsw.gov.au/protectedareas/developmntadjoiningdecc.htm
Site suitability (lease or licence proposals under s.151 NPW Act)
Site character

The site’s character and cultural heritage condition has been largely modified. Consistent with
this rating, the physical character of the site includes obvious built structures and modifications,
and many of the beaches within the site have been permanently altered. There is little sense of
isolation within the park, and evidence of people is clearly apparent. Popular areas, such as
Camp Cove Beach, experience high concentrations of people. Cars and buses are the dominant
form of travel to and from the park. The park is closely managed by NPWS, and the vast majority
of roads, tracks and paths within the site are sealed and paved. Built structures from previous
uses are also readily apparent.
Whilst the park has been largely modified, it has rich cultural heritage, and the six buildings which
are subject to the proposed activity form a key component of the site’s existing character and
cultural heritage condition. These buildings are currently unused and are in need of
refurbishment. The proposal seeks to adaptively reuse these exsiting structures, and in doing so
would result in the long-term upkeep of multiple heritage-listed buildings which would otherwise
fall into disrepair. The reuse of these buildings would not only facilitate their ongoing
maintenance, but would also significantly improve public access to the buildings and the
understanding of their heritage.
To ensure that the cultural significance of the buildings and site is retained, the renovations and
refurbishments have been designed in a manner that is sensitive to the site’s character, and the
heritage value of the individual buildings. The revised proposal will result in improved impacts on
the site’s character, with reduced heritage impacts, fewer additions to existing buildings and
improved opportunities for public access. The revised proposal has been designed in close
consultation with NBRS Architecture, who have determined that:


Constable’s Cottage has high significance at State level and will be conserved with some
upgrade to spaces of little heritage significance.



The proposed reconstruction of the parapet around the Officers Mess will reinstate the
original design of the Inter-War Functionalist building. Much of the work to the Officers Mess
is internal and generally, will remove later additions to recover significant spaces.



The proposed works to Gap Bluff Cottage will involve sympathetic internal modifications to a
highly-modified building of moderate heritage significance.



The proposed works to Green Point Cottage will involve sympathetic internal modifications to
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a modified building of moderate heritage significance.


The proposed works to the Armoury, a place of little to moderate heritage significance, will
modify the interior and exterior of the building to enable its use as a function facility in
accordance with BCA requirements. Whilst this building will have the greatest modification,
the proposed changes are to a building with low integrity.

To ensure that the existing buildings remain dominant and to prevent a progression to a more
modified state, the proposed works have been largely contained within the footprints of the
existing buildings, in areas where services and access are readily available. Whilst minor
additions are proposed to the Amoury, they would not extend signficantly beyond the existing
curtilage of the building, and have been designed to retain the character of the site and views of
the buildings from both within and outside of the park.
In addition to providing a positive heritage outcome, the activity also seeks to improve public
access within the site. Specifically, public access to the land within the Gap Bluff precinct (i.e.
around the Armoury and Officers Mess) will be maintained. Further, public access to several
buildings will be significantly improved – Gap Bluff Cottage and 33 Cliff Street will be available for
use as short-term accommodation for the first time. Furthermore, Gap Bluff Hospitality proposes
to implement a program which enables complimentary community use of the Officers Mess or
Armoury on up to 10 occasions per year, and an annual community open day for Constables
Cottage, 33 Cliff Street, Green Point Cottage and Gap Bluff Cottage. These initiatives will further
enhance public access to the park.
Overall, the proposal will not result in any loss of public access, and in some cases will
significantly improve public access to the buildings and surrounding area. Notwithstanding this
increased access, the park as a whole is already subject to high visitation, and the proposal
would continue to concentrate visitors to more modified areas of the park and would not result in
any impacts on ecologically sensitive areas.
Finally, the proposed activity is consistent with the Plan of Management for the park, and
represents a planned, deliberate decision for the park’s future. The proposed uses of the
buildings as function centres and short-term visitor accommodation are consistent with the
permissible uses envisaged in the Plan of Management, as well as the management principles
for the park. The decision to enable these buildings to be subject to adaptive reuse has been
made to ensure the ongoing conservation of the buildings, as well as to improve public access to,
and enjoyment of, the park. Each element of the proposed activity, whether considered alone or
cumulatively, would not result in a shift towards a more modified state. The works have been
designed to be cognisant of the site’s constraints and features, and it is considered that the
proposed activity would result in an overall improvement to the site’s character and cultural
heritage condition.
Landscape context

The site’s landscape context has also been largely modified. This is evidenced by a number of
obvious and permanent changes to the natural environment, although there are pockets of
natural bushland amongst the larger areas of managed open space. Beaches within the site have
been permanently and substantially altered, with dwellings and other structures - including
buildings subject to the proposed activity – located on and adjacent to several beaches.
The proposed activities will not further alter the site’s landscape context, as the works are largely
contained within the footprints of the existing buildings. Where external works are proposed, they
will not result in significant tree loss or further alterations to the landscape. The existing
landscape comprising areas of lawn and mature Norfolk Island Pines and bushland to the north,
and the existing road layout would be retained.
The proposed activity includes new landscape works around each of the buildings. The proposed
works are intended to beautify the area and improve the setting of each building. Further, the
works do not involve any significant ground disturbance or excavation which would alter the
landscape context. Species will be agreed with OEH, and will be complementary to surrounding
parkland.

Application of site
suitability matrix

NPWS has developed a rating system to determine the suitability of specific sites for
modifications and development. Using this matrix system, the Gap Bluff site has been identified
as “green”. A green rating means that “A range of built facilities and structures may be suitable for
the setting, including reuse and adaptation of existing buildings. Issues regarding scale, capacity
and impact… In all settings any new facilities or alterations to existing structures should generally
aim to be limited to a single storey unless there is a detailed justification based on consideration
of the existing park setting, any identified future desired character for the park, site constraints
and design opportunities.”
Consistent with this rating, all existing single storey buildings will continue to be single storey
structures under the revised proposal.
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Each element of the revised activity, whether considered alone or cumulatively, will not alter the
cultural or landscape character of the park. The works are largely contained within the existing
footprints of the individual buildings. Where minor additions are proposed, they have been
designed to be sympathetic to the site’s landscape context. With respect to heritage, the works to
each building have been designed in close consultation with the project’s heritage consultant,
and it has been confirmed that the works will not have any significant adverse impacts on the
heritage significance of the precinct.
Finally, the proposed activity is consistent with the Plan of Management, and so represents a
well-planned, strategic and deliberate decision about a park’s future. In line with the Plan of
Management, the proposed activity represents the exemplary adaptive re-use of the Gap Bluff
precinct, which will provide increased opportunities for visitors to access and appreciate the site.
Consistent with the aims for the Camp Cove and Green Point precinct, key buildings such as
Constables Cottage and Green Point Cottage will be conserved and made accessible to the
public. The activity will also maintain traditional passive recreation opportunities, while enriching
the precinct with new tourism opportunities which will allow a greater diversity of experiences for
visitors.
Strategic site
assessment (if
required by the
matrix)

Not required.

Attach any
separate
assessment report
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Notes:


if the above assessment indicates that there is still a reasonable risk or potential that Aboriginal objects, Aboriginal places or sensitive landscape features
could be adversely affected by a proposal, then consistent with the precautionary principle it should either be re-considered or further detailed
investigations undertaken.



if it is concluded that an activity will have unavoidable and justified impacts on Aboriginal objects or Aboriginal places then the proponent should
consider applying for an AHIP under Section 90 of the NPW Act.
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the new wing. The proposed location of the lift is within the
original building, but close to the new wing. The location is
within a space of less heritage significance and would be
acceptable in heritage terms.
To install the lift within the Officers’ Mess, some degree of
excavation will need to be undertaken. The CMP has
identified the Officers’ Mess as having “High”
archaeological potential. However, the CMP states: Stone
lined drains are evident in the formal gardens below the
building. Footings and artefacts associated with the former
buildings are likely to be present under the carpark to the
north and the bitumen road looping around the rear of the
building.” Excavation for the proposed lift is unlikely to
impact on potential archaeological deposits, because the
site of the lift is away from the archaeologically sensitivity
zone.
Built Heritage and Landscape
The revised Heritage Impact Statement prepared by NBRS
Architecture (refer to Appendix D) makes the following
conclusions with respect to the impact of the proposed
activity on heritage significance of each building.
Officers Mess
The alterations and additions to the Officers Mess, and
ongoing use for functions, are considered appropriate for
the following reasons:

The proposed adaptive reuse of the Officers Mess as
a function centre is in keeping with the original use as
a meeting place and place of entertainment for the
military.

The proposal to reinstate the parapet will have a
positive heritage impact on the appearance of the
Officers Mess.

The proposed works will have a positive heritage
impact by removing some modern plasterboard
partitions and reinstating to original spatial qualities of
rooms.

Page 152 of 167






Significant original fabric within the Officers Mess will
be retained and conserved as part of the proposed
works.
The anti-suicide equipment within the building will be
retained.
Public access around the Officers Mess towards The
Gap will be retained.
The proposed use will enable the ongoing public
access to the building for functions and weddings.

The Armoury
The alterations and additions to the Armoury, and its
ongoing use for functions, are considered appropriate for
the following reasons:

The proposed alterations to the single-storey Armoury
is in keeping with the character of precinct and will
provide a function centre that will not intrude visually
or audibly on the surrounding village of Watsons Bay.

The alterations will enable the ongoing use of the
building for functions and weddings, in a venue that is
consistent with modern expectations and
requirements.

The building contains limited original fabric, and is
suitable for more substantial adaptation. The
proposed internal works will not impact on fabric of
heritage significance.
The proposed panel and timber cladding to the exterior of
the Armoury, together with extensions and new roof form,
will change the appearance of a building. Given the
building has little to moderate heritage significance, change
is acceptable. The Armoury will retain the single-storey
scale and form of the existing building. The design of the
proposed modified external form is in keeping with the
character of the existing precinct, although clearly
contemporary in character. There is no consistent
character in built typology in this precinct. Whilst each
building differs, the Officers Mess is the more heritage
significant building and will retain its prominence over the
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Armoury and Gap Bluff Cottage, through its height and
scale.
Gap Bluff Cottage
The proposed works to Gap Bluff Cottage, and its use as
short-term accommodation, are considered appropriate as
they will make the building publicly accessible, and will
continue to allow pedestrian access through this part of the
precinct.
Gap Bluff Cottage has low integrity as a result of its
conversion from a workshop into a residence in the 1990s.
The cottage has a low level of integrity and has been
heavily modified. Given the interior layout of the cottage is
a later addition, the changes are considered acceptable in
heritage terms and provides an acceptable long-term,
future use of the building, the earliest within the precinct.
Constables Cottage
The continued use of Constables Cottage as a residence
will have a positive heritage impact on the precinct.
Retaining the residential use as part of the proposed works
will require minimal physical changes to the building. By
conserving the original use, only minor works are needed
to the residence such as new fit-outs to the kitchens and
bathroom and within spaces altered and modified over
time.
It is proposed to retain original features within the cottage
to conserve the heritage significance of the place.
Proposed works to the rear of the cottage (east elevation)
are consistent with the lower grading of significance.
Demolition within these parts of the building is acceptable
in heritage terms.
33 Cliff Street
The alterations and additions to 33 Cliff Street, and use of
the residence for short-term accommodation, represents
an appropriate outcome for the site. The proposed activity
will improve public access to the site by enabling it to be
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rented and enjoyed by members of the public. The current
house does not have heritage significance and therefore
the proposed interior works would not have a heritage
impact. The proposed adaptation works would not extend
beyond the existing building envelope and would not have
a heritage impact on the neighbouring Constables Cottage.
Green Point Cottage
The alterations and additions to Green Point, and use of
the residence for short term accommodation, represents an
appropriate outcome for the site. The proposed activity will
improve public access to the site by enabling it to be rented
and enjoyed by members of the public.
Green Point Cottage has been identified as having a high
level of Integrity. It is proposed to alter the internal planning
of Green Point Cottage.
The proposed works to Green Point Cottage include the
removal of walls to kitchen, lounge, bathroom and
enclosed verandah to create an open plan lounge / kitchen
/ dining area. Conservation policy for Green Point Cottage
states: “…limited alterations are acceptable to improve
amenity… any change should be based on the historic plan
and the original layout should be interpreted in the fabric.”
The proposed works will have some negative heritage
impact by altering the internal layout. To mitigate the
negative heritage impact of the proposed works, it is
proposed to retain nibs of walls and bulkheads to the
ceilings. This approach will benefit the interpretation of the
walls proposed for removal between the original cottage
and the enclosed verandah.
2. Is any vegetation of
cultural landscape value
likely to be affected (eg.
gardens and settings,
introduced exotic species,
or evidence of broader

Negligible

The Heritage Impact Statement prepared by NBRS
Architecture (refer to Appendix D) concludes that the
proposed works would not comprise a substantial change
to the cultural landscape.

New planting will be provided in accordance with the
Landscape Plans at Appendix A.

Historical plantings in the Gap Bluff precinct are
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10.

Threatened species assessment of significance (7-part test)

Flora
7-Part Tests were carried out for the potential threatened flora species on the site, where necessary. The results
of the tests are provided at Section 7 of the Flora and Fauna Impact Assessment at Appendix N. The tests
indicated that the proposed activities are not likely to have a significant impact on threatened species. The
following is noted:


This proposal is not likely to impact on the viable local population of Acacia terminalis subsp. terminalis. Site
management protocols and on-site field surveys pre-development, during and post-development of this
species to identify its presence within the development area has increased the survival of this species.



This proposal is not likely to impact on the viable local population of Syzygium paniculatum. Conducting
onsite field surveys pre-development, during and post-development of this species will increase this species
survival rates. Other activities to assist this species would be to undertake weed control, undertake habitat
restoration, and monitor sites.



This proposal is not likely to impact on the viable local population of Persoonia hirsuta. Conducting
searches in suitable habitat pre-development, during and post-development of this species will increase this
species survival rates. Other activities to assist this species would be to undertake weed control, undertake
habitat restoration, erect on-site markers to alert maintenance staff and road-users to the presence of this
species, and monitor sites.



This proposal is not likely to impact on the local population of Allocasuarina portuensis. Site management
protocols enforced by Woollahra Council and conducting on-site field surveys pre-development, during and
post-development of this species will increase this species survival rates. Other activities to assist this
species would be to undertake weed control, undertake habitat restoration, monitor sites and assist in
translocations where appropriate



This proposal is not likely to impact on the viable local population of Eucalyptus camfieldii. Conducting
searches in suitable habitat pre-development, during and post-development of this species will increase this
species survival rates. Other activities to assist this species would be to undertake weed control, undertake
habitat restoration, implement measures to reduce the impact of arson (e.g. buffer zones and reduce fuelloads), erect on-site markers to alert maintenance staff and road-users to the presence of this species, and
monitor sites.



This proposal is not likely to impact on the viable local population of Callistemon linearifolius. Conducting
searches in suitable habitat pre-development, during and post-development of this species will increase this
species survival rates. Potential habitat for this plant may still exist in the form of a soil seed bank. It is
possible that active management including weed control and scarification may encourage germination of
Netted Bottlebrush in areas of sandstone heathland/woodland vegetation that are currently degraded and
senescent but have good recovery potential. Other activities to assist this species would be to undertake
habitat restoration, erect on-site markers to alert maintenance staff and road-users to the presence of this
species, and monitor sites.



This proposal is not likely to impact on the viable local population of Pimelea curviflora var. curviflora.
Conducting searches in suitable habitat pre-development, during and post-development of this species will
increase this species survival rates. Other activities to assist this species would be to undertake habitat
restoration, weed removal, erect on-site markers to alert maintenance staff and road-users to the presence
of this species, and monitor sites.

Fauna
7-Part Tests were carried out for the potential threatened fauna species on the site, where necessary. The
results of the tests are provided at Section 7 of the Flora and Fauna Impact Assessment at Appendix N. The
tests indicated that the proposed activities are not likely to have a significant impact on threatened species. The
following is noted:






This proposal is not likely to impact hypothetical local populations of Pseudophryne australis. Any potential
impacts during the construction phase including sedimentation will be easily managed during works.
Increased foot traffic through the site may result in minor degradation to potential habitat, however, this is
not significant to the persistence of local populations as they are not known to inhabit the study area.
This proposal is not likely to impact local populations of Miniopterus schreibersii. Potential impacts include
minor losses of foraging habitat, disturbance to the species during all phases of the project and degradation
of habitat during the operation phase. These potential impacts are not considered to be significant to the
persistence of the species in the study area and the vicinity.
This proposal is not likely to impact local populations of Ninox strenua. Potential impacts include minor
losses of foraging habitat, disturbance to the species during all phases of the project and degradation of
habitat during the operation phase. These potential impacts are not considered to be significant to the
persistence of the species in the study area and the vicinity.
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This proposal is not likely to impact local populations of Pteropus poliocephalus. Potential impacts include
minor losses of foraging habitat, disturbance to the species during all phases of the project and degradation
of habitat during the operation phase. These potential impacts are not considered to be significant to the
persistence of the species in the study area and the vicinity as large areas of foraging resources exist within
the study area.

7-Part Tests were conducted for potential threatened flora and fauna species on the site, where necessary. All 7part tests conducted were negative, indicating that proposed activities are not likely to have significant impact on
threatened species.
It is recommended that searches for threatened species be conducted prior to and post works, as well as other
activities including habitat restoration, weed removal, erecting on-site markers to alert maintenance staff and
road-users to the presence of this species, and monitoring of sites.

11.

Summary of impacts

Summarise the impacts and consider the cumulative impacts of the activity based on the
classification of individual impacts as low, medium or high adverse, negligible or positive.
Section 3.15 of Proponents Guidelines for the Review of Environmental Factors provides further
guidance.
Significance of impacts
Category of Impact

Extent of impact

Nature of impact

Physical and Chemical

Negligible

Waste generation and
disposal

Biological

Negligible

None

Natural Resources

Low negative
Medium positive

Waste generation and
resource consumption
Opportunities for ESD
measures to be
implemented

Community

Low negative
High positive

Some noise and traffic
impacts
Positive economic,
tourism, educational and
heritage impacts

Local residences and
streets

Cultural Heritage

Low negative
High positive

Some negative impacts
due to loss of heritage
fabric
Positive impacts due to
restoration and
maintenance of buildings,
restoration of flat roof,
increased opportunities for
visitor appreciation and
education

Aboriginal sites
Historical archaeology
Built heritage and
landscape

12.

Environmentally
sensitive features

Fauna and flora present in
area

Conclusions

In conclusion indicate if:


There is likely to be a significant effect on the environment and an environmental impact
statement is required?
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No
Yes
Reason(s):
The revised activity will result in a markedly positive impact on the area by facilitating improved access to both the
landscape and buildings within the precinct. The modified proposal will ensure that there are no adverse amenity or
environmental impacts as a result of the activity.
The activity will also facilitate the conservation of the Officers Mess and Constables Cottage, both of which are of
heritage significance and warrant conservation. The proposed activity will prevent these buildings, and the other
buildings which form part of this proposal, from falling further into disrepair, and will open them to the public for
tourism, education and general recreation purposes.
Overall, the proposal is expected to have a high positive impact on the visual amenity, maintenance, accessibility
and general enjoyment of both the grounds and buildings within both precincts.
In terms of specific impacts that may arise as a result of the proposed activity, the following points are noted:















European heritage: The Heritage Impact Statement prepared by NBRS Architecture (refer to Appendix D)
concludes that the proposed works would fulfil the objectives of the Watsons Bay HCA DCP to conserve the
heritage significance of the HCA, retain evidence of its historical development and backdrop of vegetation,
encourage reconstruction of heritage items (particularly the Officers Mess), and ensure development is
compatible with the heritage significance of the HCA. With respect to the CMP, the Heritage Impact Statement
concludes that the proposed activity is generally consistent with key policies outlined in the CMP.
Aboriginal heritage: The Aboriginal Archaeological Assessment (refer to Appendix E) has identified that there
are numerous Aboriginal sites surrounding the study area. Of particular note are the identified Aboriginal sites
at 33 Cliff Street and Constables Cottage, and the midden located at Green Point Cottage. Notwithstanding
these identified sites, Comber Consultants do not raise any objection to the proposal, subject to implementation
of the recommended mitigation measures.
Parking: All visiting vehicles to all buildings are capable of being accommodated on site.
Noise: Noise emissions from the use of each building can comply with the noise limits in the Woollahra DCP
and the OLGR. In some cases, specific design or operational measures would be implemented to ensure that
acoustic impacts are appropriately mitigated.
Visual impact: Generally, the proposal will have a positive impact on the visual and scenic quality of the
landscape. The areas around each building are proposed to be landscaped, which will significantly improve the
aesthetic value of the landscape. The removal of the addition to the Armoury will ensure that there are no
adverse visual impacts on the Harbour or surrounding areas.
Sustainability: The proposal would incorporate a number of sustainability measures, including the following:
Passive design features, such as enhanced natural ventilation and effective shading measures.
Reuse of existing materials.
Use of low VOC products, low/zero formaldehyde timbers, FSC certified timber and GECA certified
furnishings and floor coverings.
Use of star-rated equipment where possible, to within 0.5 stars of the best available.
Use of high efficiency HVAC equipment.
Use of occupancy controls and LED lighting.
Establishment of energy targets.
Use of WELS-rated fittings, fixtures, appliances and equipment.
Establishment of minimum recycling targets.
Education of staff and guests in best achieving sustainability targets.
Operational impacts: The Operational Plan of Management prepared by Gap Bluff Hospitality Pty Ltd (refer to
Appendix H) establishes performance criteria for various aspects of the operation of the venues, having regard
to the conditions that attach to the Liquor Licence. Through implementation of appropriate mitigation measures,
it is considered that any adverse safety and security impacts will be minimised and managed.
Flora: No EECs were recorded on-site. An Acacia terminalis was identified on-site. The proposed development
will have no impact on threatened species or EECs.
Fauna: The Flora and Fauna Impact Assessment has concluded that no threatened fauna species will be
impacted by the proposed development.

Overall, the proposed activity will deliver a range of positive outcomes. Generally, the modified proposal will ensure
that any impacts caused by the proposed are capable of being offset by appropriate mitigation measures. No
significant effects on the environment are expected; therefore an environmental impact statement is not required.
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There is likely to be a significant effect on threatened species, populations, ecological
communities or their habitats and a species impact statement is required?
No
Yes

Reason(s):
The revised Flora and Fauna Impact Assessment concludes that the proposed activity is not likely to have a
significant impact on native fauna within the study area and surroundings.
In relation to fauna:




Two species of threatened fauna were recorded within the study area including the Grey Headed Flying Fox
(Pteropus poliocephalus) and an unidentified Microbat (Microchiroptera sp.).
7-Part Tests for threatened fauna species have been conducted, where necessary. None of the 7-Part Tests
suggested that possible significant impacts would be triggered and so an EIS and SIS were not required.
No threatened species will be impacted by the proposed development.

In relation to flora:

There is a diversity of native flora in the area due to variations in soil, aspect and disturbance. Condition is from
good to very poor. Generally around the existing building the condition is very poor.

Over 95 native species have been recorded on-site during previous surveys done by Ecological Consultants
Australia. 40 native species were recorded in quadrats during the more recent 2016 audit.

No Endangered Ecological Communities occur on the site.

Two threatened plant species were recognised as occurring within the site. Acacia terminalis subsp. terminalis
was identified during field surveys. Allocasuarina portuensis is known to be planted south of the Armoury
subject site.

Weed management as part of the development and regular maintenance will assist in reducing the bulk of
weeds in the bushland adjoining the dwellings.

Proposed tree removals are predominantly of introduced species. A small Coastal Banksia (Banksia integrifolia)
is proposed for removal and replanting, as is a Tuckeroo (Cupaniopsis anacardioides).
All 7-part tests conducted were negative, indicating that proposed activities are not likely to have a significant impact
on threatened species. Overall, no significant effects on threatened species, populations, ecological communities or
their habitats are expected. A species impact statement is therefore not required.



The activity is in respect of land that is, or is part of, critical habitat and a species impact
statement is required?
No
Yes



The activity will require certification to Building Code of Australia or Australian Standards in
accordance with the DECCW Construction Assessment Procedure?
No
Yes
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13.

Supporting documentation

Please provide details of documentation included with this application. Supporting information may include, but is
not limited to, a Sustainability Assessment (for proposals requiring a lease of licence under s.151A NPW Act),
threatened species assessment of significance (7-part test), LEP land use tables, AHIMS search, engineering
plans, maps, specialists studies etc.
Document Title

Author

Date

1. Architectural and Landscape Drawings

RF Architects and Trish
Dobson Landscape
Architecture

Various

2. Traffic Impact Assessment Report and draft Traffic
Management Plan

Ason Group

01/09/2017

3. Acoustic Report and Construction Noise Assessment

Marshall Day Acoustics

September 2017

4. Heritage Impact Statement

NBRS Architecture

18/07/2017

5. Aboriginal Archaeological Assessment

Comber Consultants

July 2017

6. Access Report

Accessible Building Solutions

26/06/2017

7. BCA Capability Statement

Blackett Maguire + Goldsmith

3/7/2017

8. Operational Plan of Management

Gap Bluff Hospitality

June 2017

9. Construction Management Plan

Expertise Building Pty Ltd

14/7/2017

10. ESD Report

Flux Consultants

June 2017

11. Waste Management Plan

Gap Bluff Hospitality

-

12.Sustainability Assessment

Ethos Urban (formerly JBA)

September 2017

14. Flora and Fauna Impact Assessment

Ecological Consultants
Australia Pty Ltd

June 2017

15. Assessment against clause 228 of the Environmental
Planning and Assessment Regulation 2000

Ethos Urban (formerly JBA)

September 2017

16. Letter from the La Perouse Local Aboriginal Land
Council

La Perouse Local Aboriginal
Land Council c/- Comber
Consultants

20/2/2017

17. Response to Public Submissions Table

Ethos Urban (formerly JBA)

September 2017

18. Response to Flood Comments

Martens Consulting Engineers

31/08/2017

19. Hazardous Building Materials Report

Douglas Partners

July 2017

20. Preliminary Site Investigation

Douglas Partners

August 2017

20. Proposed Graphics and Signage Plans

NBRS Architecture

August 2017
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14.

Fees

Proponents are required to pay an initial fee of $170 (a final fee is also required before determination
of the REF).
If the activity consists of environmental remediation and the proponent is a community group,
DECCW may waive the fees on request.
$170 payment/cheque for initial fee is enclosed
A waiver of fees is requested. Please provide reasons:
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15.

Signature of proponent

The REF must be certified by the proponent – not the consultant(s) where consultant(s) are used.
Signature

Signature

Name (printed)

Name (printed)

Position

Position

Date

Date

Seal (if signing under seal):

FOR DECCW USE


External proponent REF or major REF
► proceed to prepare determination report and determination notice



Internal minor REF
► proceed to prepare determination notice (no determination report required)

Determination report templates, determination notices and model conditions are
available at: http://deccnet/epa/REFGuidelines.htm

DISCLAIMER
This report was prepared by Gap Bluff Hospitality in good faith exercising all due care and attention, but no
representation or warranty, express or implied, is made as to the relevance, accuracy, completeness or fitness
for purpose of this document in respect of any particular user’s circumstances. Users of this document should
satisfy themselves concerning its application to, and where necessary seek expert advice in respect of, their
situation. The views expressed within are not necessarily the views of the Office of Environment and Heritage
(OEH) and may not represent OEH policy.
© Copyright State of NSW and the Office of Environment and Heritage
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