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STATEMENT OF HERITAGE IMPACT - GAP BLUFF CENTRE 

SYDNEY HARBOUR NATIONAL PARK, WATSONS BAY  

1.0 INTRODUCTION 
1.1 REQUIREMENTS FOR THIS REPORT AND METHODOLOGY 

This Statement of Heritage Impact (SHI) has been prepared in accordance with the standard 
guidelines of the NSW Heritage Office to accompany an application for proposed works at The 
Gap Buff Centre, Sydney Harbour National Park, Watsons Bay. The subject site is located within 
the local government area of Woollahra Council. The subject site is listed as a heritage item and 
is near a number of heritage items.  
 
The proposed work associated with this SHI is a revised Review of Environmental Factors (REF) 
for the subject site. Following the exhibition period of REF 2015, and in response to a range of 
issues raised by the community, amendments have been made to the development application. 
It is proposed to conserve and adaptively re-use six properties located at Sydney Head, Sydney 
Harbour National Park, Watsons Bay. It is proposed the properties be used as function centres 
and short-term accommodation. Details of the development proposal have been prepared by Ray 
Fitz-Gibbon Architects.  
 
Key proposed modifications of the Revised REF include: 
▪ Deletion of the proposed second floor level of the Armoury; 
▪ Changing the use of Constable’s Cottage from a café / restaurant to short-stay 

accommodation; 
▪ Sufficient On-site parking to accommodate all guest and staff parking requirements; 
▪ Additional acoustic and noise containment measures; 
▪ Complimentary Community use of Officers Mess or Armoury of up to 10 occasions per 

year; and  
▪ An annual Community Open Day to Constables Cottage, 33 Cliff Street, Green Point Cottage 

and Cottage / former Workshop. 
 

1.2 SITE LOCATION  
The subject site is in Sydney’s eastern suburb of Watsons Bay on the southern entry to Sydney 
Harbour, on land known as South Head. Watsons Bay is located within the Woollahra local 
government area (LGA), approximately 7.5km northeast of Sydney CBD (see Figure 1). The project 
site comprises three precincts within the South Head portion of Sydney Harbour National Park: 
Gap Bluff, Camp Cove and Green Point. The site is identified as Lot 4, DP 605078.  
 

A site plan of the subject site shows six buildings that comprise this revised REF application. The 
subject buildings are as follows: 
▪ Officers’ Mess (Building A); 
▪ Cottage / Former Workshop (Building B); 
▪ Armoury (Building C); 
▪ 33 Cliff Street (Building D),  
▪ Constables Cottage (Building E); and  
▪ Green Point Cottage (Building F). 
 
The location of each building is shown identified and circled on Figure 2. Three buildings known 
as the Officers Mess, Gap Bluff Cottage and Armoury are located within the Gap Bluff Precinct. 
This is located within the southern portion of South Head’s Sydney Harbour National Park. 33 Cliff 
Street and Constables Cottage are located on the western side of Camp Cove at the northern end 
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of Cliff Street and overlooking Sydney Harbour. Green Point Cottage is located on a strategic 
location on the western point of the peninsular, at the western end of Pacific Street.  
 

 
Figure 1 – Location map showing the subject site circled in red (Source: Google Maps)  

 

1.3 HERITAGE LISTINGS 

The subject site is listed as a heritage item of local significance on the Woollahra Local 
Environmental Plan 2014 (Woollahra LEP 2014), Schedule 5 Environmental heritage, Part 1 Heritage 
items, as follows:  

▪ HMAS Watson, South Head, Watsons Bay - Artillery Barracks group comprising: officers’ quarters 
and interiors (asset 25); former officers’ mess and interiors (Cliff House quarters); former 
sergeants’ mess and interiors (officers’ quarters); former stable/carriage shed and interiors 
(garden store) (asset 29); gun carriage coach house and annex and interiors (garage/store) 
(asset 37); former guard house and interiors (asset 26); former artillery barracks and interiors 
(officers’ quarters) (asset 33); sandstone drainage moat and rifle post wall (adjoining asset 28); 
80 pounder battery and five connected gun emplacements (1871/2) (north of asset 25); World 
War 1 and World War 2 artillery fortifications on seaward cliffs; HMAS Watson’s Naval Memorial 
Chapel of St. George the Martyr and interiors; Aboriginal rock carving seaward side of Chapel 
(spotlight mounted within) – (Lot 4, DP 605078) - Item No: 441; 

▪ Gap Bluff (within South Head Sydney Harbour National Park), Watsons Bay - 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 – (Lot 3, DP 605078) - Item 
No: 434;  

In addition, the subject site is located within the following conservation area identified in the 
Woollahra LEP 2014, Schedule 5 Environmental heritage, Part 2 Heritage conservation areas as 
follows: 

▪ Watsons Bay Heritage Conservation Area (C14). 

The subject site is near several cultural heritage items, including built, European archaeological 
and Aboriginal archaeology of local and state significance (see Figure 3). This Statement of 
Heritage Impact is associated with built heritage. 
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Figure 2 – Site plan showing the location of the six buildings within the subject site circled in red (Source: RF Architects, November 
2016) 
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Figure 3 – Heritage Map showing the location of the subject sites shown circled in blue within the context of other heritage items 
and conservation area. The Watsons Bay Conservation Area is outlined with a red line, hatched in red and identified as “C14” 
Heritage items are shaded in ochre and identified with a number. (Source: Woollahra LEP 2014, Heritage Map, Sheet_HER_004) 

 
The heritage items identified in the Woollahra LEP 2014, Schedule 5 Environmental heritage that 
relate to the subject site include the following individual heritage items of Local significance: 

▪ Cliff Street (within South Head Sydney Harbour National Park), Watsons Bay - Constable’s 
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 - Item No 427; 

▪ Gap Bluff (within South Head Sydney Harbour National Park), Watsons Bay - Gunnery School 
group, comprising: former officers’ mess (part of conference centre); former battery workshop 
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(Ranger’s cottage); former armoury (part of conference centre); former School of Gunnery latrine 
(toilets); interiors of all buildings; practice battery at seaward cliffs – Item No: 434; 

▪ Green (Laings) Point Reserve, Watsons Bay - Green (Laings) Point Battery – Item No 439.  

▪ HMAS Watson, Watsons Bay - South Head Artillery Barracks group comprising: officers’ quarters 
and interiors (asset 25); former officers’ mess and interiors (Cliff House quarters); former 
sergeants’ mess and interiors (officers’ quarters); former stable/carriage shed and interiors 
(garden store) (asset 29); gun carriage coach house and annex and interiors (garage/store) 
(asset 37); former guard house and interiors (asset 26); former artillery barracks and interiors 
(officers’ quarters) (asset 33); sandstone drainage moat and rifle post wall (adjoining asset 28); 
80 pounder battery and five connected gun emplacements (1871/2) (north of asset 25); World 
War 1 and World War 2 artillery fortifications on seaward cliffs; HMAS Watson’s Naval Memorial 
Chapel of St. George the Martyr and interiors; Aboriginal rock carving seaward side of Chapel 
(spotlight mounted within) – Item No 441. 

 

1.4 HERITAGE SIGNIFICANCE  

“South Head Sydney Harbour National Park – Conservation Management Plan” (March 2010) was 
prepared for NSW National Parks and Wildlife Service, Department of Environment, Climate 
Change and Water. This will be referred to throughout this report as “South Head SHNP CMP”. It 
has assessed the significance of, and provided conservation policy for, each of the buildings that 
form part of this study.  
 
The following statements of significance have been take from the Sydney Head SHNP CMP 
inventory sheet for each building within the study area.  
 
Officers Mess (Bldg A) - Summary Statement of Significance (Inventory Item 4A.1) 
The South Head SHNP CMP has assessed The Officers’ Mess as having Moderate significance at 
Local level: 

The Officers’ Mess is important as part of the site of the former Gunnery School on Gap Bluff and 
is one of a few remaining buildings from that establishment, although there are landscape, 
archaeological and other structures which allow the site to be interpreted. The Officers’ 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 Officers’ 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.  
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Gap Bluff Cottage (Bldg B) - Summary Statement of Significance (Inventory Item 4A.3) 
The South Head SHNP CMP has assessed The Gap Bluff Cottage as having Moderate significance 
at Local level: 

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 from 1901); the Navy’s Radar 
Communication Centre from 1941; a training and barracks establishment from the 1950s; through 
to a transit depot for those leaving for service to Vietnam and culminating in the decommissioning 
of the site from 1982.  

The site has moderate archaeological potential because of the possible artefacts 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.  

 
Armoury (Bldg C) - Summary Statement of Significance (Inventory Item 4A.2) 
The South Head SHNP CMP has assessed the Armoury as having Moderate significance at Local 
level: 

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 extant buildings. Its original use as an Armoury form 1938 adds to its significance.  

The Gap Bluff precinct as a whole, is of likely State heritage significance, however, further historical 
and archaeological; research and assessment is required.  

 
House, 33 Cliff Street (Bldg D) - Summary Statement of Significance (Inventory Item 3.2) 
The South Head SHNP CMP has assessed the House at 33 Cliff Street as having Low significance: 

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 form 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 Cottage adjacent. Both buildings have had a historical 
relationship with a number of other buildings in the former HMAS Watson precinct. There is possible 
archaeology in the vicinity of 33 Cliff Street associated with the former Water Police Station, 
although it is likely to be disturbed.  

 
Constable’s Cottage (Bldg E) - Summary Statement of Significance (Inventory Item 3.1) 
The South Head SHNP CMP has assessed Constable’s Cottage, located in Camp Cove, as having 
High significance at State level: 

Constable’s 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 historic and stylistic relationships with a number of other buildings in 
the former HMAS Watson, and remains significant despite additions in the 1950s. The “Constable’s” 
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.   
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Green Point Cottage (Bldg F) - Summary Statement of Significance (Inventory Item 5.1) 
The South Head SHNP CMP has assessed Green Point Cottage as having Moderate significance 
at Local level: 

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 of the NSW Corp, 
and original grantee in 1793 of land at Camp Cove, after whom Laing 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 form the 1870s to 1945. The cottage has aesthetic value 
as a reasonably intact example 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.  

 

1.5 AUTHORSHIP 
This Statement of Heritage Impact was prepared by Lynette Gurr, Senior Heritage Consultant at 
NBRSARCHITECTURE.  

The heritage management document, “Gap Bluff Centre, South Head, Sydney National Park - 
Heritage Impact Statement” (Exhibition Draft, June 2015) was prepared by GML Heritage. 
Section 2.0 Historical Overview, taken from the GML Heritage Impact Statement, is in Appendix 
A of the report. This identifies the European Era history of the subject site.  
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2.0 DOCUMENTARY EVIDENCE 
2.1 PRE-EUROPEAN HISTORY 

The heritage management document, “Gap Bluff Centre, South Head, Sydney National Park – 
Aboriginal Heritage Due Diligence Assessment” (Exhibition Draft, June 2015) was prepared by 
GML Heritage. The Revised REF required consultation with the Aboriginal Community.  
 
In accordance with Section 52 of the Aboriginal Land Rights Act 1983 (NSW), the La Perouse Local 
Aboriginal Land Council (La Perouse LALC) has a statutory function to “take action to protect the 
culture and heritage of Aboriginal persons in the Council’s area”. The La Perouse LALC prepared 
an “Aboriginal Archaeologist Assessment – Gap Bluff Centre, Watsons Bay”, dated 20 February 
2017, for submission with the Revised REF. The La Perouse LALC provided the following 
recommendations:  

Recommendation 1: 
The La Perouse LALC has no concerns with the planned amendments discussed during the 
inspection.   

Recommendation 2: 
The La Perouse LALC advises that if any Aboriginal objects (such as human or animal bone, shell 
material or stone artefacts) are impacted or unearthed during any activity on the property, the 
activity must cease and the NSW Office of Environment and Heritage and La Perouse LALC be 
contacted immediately. 

 

2.2 EUROPEAN ERA HISTORY AND HISTORY OF THE SUBJECT SITE  

The heritage management document, “Gap Bluff Centre, South Head, Sydney National Park - 
Heritage Impact Statement” (Exhibition Draft, June 2015) was prepared by GML Heritage. 
Section 2.0 Historical Overview, taken from the GML Heritage Impact Statement is in Appendix A 
of the report.  

 

  



 

 
STATEMENT OF HERITAGE IMPACT – GAP BLUFF CENTRE, SYDNEY HARBOUR NATIONAL PARK, WATSONS BAY 
 
P:\16\16673\400_Documentation\01_Reports\170718_SHI_Final_REF_Mod.docx  PAGE 15 OF 44 

3.0 PHYSICAL EVIDENCE  
3.1 CONTEXT, VIEWS AND CURTILAGE 

The development site containing buildings known as Gap Bluff Centre lies across three precincts 
of South Head comprising Gap Bluff Precinct, Camp Cove Precinct and Green Point Precinct. In 
November 2016, inspections were made of the six buildings located within the subject site. All six 
buildings form part of works for the Gap Bluff Centre.  
 
The Gap Bluff Precinct 
The Gap Bluff Precinct is positioned on a bluff at the northern end of the cliff formation known as 
The Gap. The area is predominantly a landscaped area with two access roads into the precinct 
from Military Road to the south and west. The precinct is located high above the surrounding 
village of Watsons Bay. The Gap Bluff precinct has commanding views across Sydney Harbour to 
the south and west. The western side of the access road is lined with Norfolk Island Pine and 
informal mixed bushland and palm trees (see Figure 4). It is proposed to retain and conserve the 
historic plantings and landscape elements within the precinct. The three buildings located within 
the Gap Bluff Precinct are: Officers’ Mess and Garden (Building A), Cottage / Former Workshop 
(Building B) and Armoury (Building C).  
 
Camp Cove Precinct 
The Camp Cove precinct is located at the western end of Cliff Street and comprises the small 
beach known as Camp Cove. The buildings within the Camp Cove Precinct include 33 Cliff Street 
(Building D) and Constables Cottage (Building E). Both cottages face Cliff Street with rocky 
bushland to the north and east. There principal views are across Camp Cove (see Figure 5). 
 
Green Point Precinct 
Green Point Cottage (also known as Laing Point) is a headland with sweeping views across 
Sydney Harbour. Green Point Cottage (Building F) has modest landscaped gardens and 
sandstone outcrops. The cottage is located within the context of Green Point Reserve, a public 
park. There are views southeast from the cottage and garden to Watsons Bay (see Figure 6).  
 

   
Figure 4 – At left: View looking southwest from the Armoury, looking out to existing carparking laybys and across Sydney Harbour 
towards the Sydney CBD. At right: View showing the carparks and Norfolk Island pines to the south of the Armoury (Source: 
NBRSARCHITECTURE, November 2016)  
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Figure 5 – View looking southwest from Constables Cottage (Building E) across Camp Cove. Green Point (also known as Laings 
Point) is located at the end of the beach. Sydney CBD is evident in the distance across Sydney Harbour (Source: 
NBRSARCHITECTURE, November 2016)  

 

 
Figure 6 – Green Point Cottage, view southeast to Watsons Bay from the cottage fence to the south. This forms part of the visual 
curtilage of the property (Source: NBRSARCHITECTURE, November 2016) 
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3.2 DESCRIPTION - THE OFFICERS’ MESS (BLDG A) 

The Officers’ Mess is the most prominent surviving building in the Gap Bluff area. The original 
building was in face brickwork, still evident in the cream brickwork in the verandah interior. The 
two-storey, painted and rendered masonry Officers’ Mess was constructed in 1935 and designed 
in the Inter-War Functionalist Style. The original building parapet and boxed gutters were removed 
in 1955 and the roof was reconstructed with Marseilles tiles and the walls refinished with render. 
In 1982, NPWS acquired Gap Bluff. The Officers’ Mess was altered and added to in the 1990s for 
NPWS staff offices and as a function centre. In the 1990s, a two-storey wing was constructed on 
the eastern side of the building to accommodate lecture theatres for a School of Business.  
 
The following figures and captions describe the Officers’ Mess and are based on a site inspection 
in November 2016.  
 

 
Figure 7 – The Officers’ Mess, c 1940 (Source: State Library NSW)  

 

   
Figure 8 – The Officers’ Mess (Source: NBRSARCHITECTURE, November 2016)  
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Figure 9 – The Officers’ Mess (Source: NBRSARCHITECTURE, November 2016)  

 

   
Figure 10 – The Officers’ Mess, Interior, Ground Floor, Dining Room - features include a circular bay, open fireplace and timber 
flooring (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 11 – The Officers’ Mess, Interior, Ground Floor – Dining Room, showing French doors leading out to enclosed verandah and 
corbelled plaster ceilings of fibrous plasterboard (left). The verandah appears to have been enclosed at a later date and has timber 
flooring and facebrick walls (right) (Source: NBRSARCHITECTURE, November 2016) 

 



 

 
STATEMENT OF HERITAGE IMPACT – GAP BLUFF CENTRE, SYDNEY HARBOUR NATIONAL PARK, WATSONS BAY 
 
P:\16\16673\400_Documentation\01_Reports\170718_SHI_Final_REF_Mod.docx  PAGE 19 OF 44 

   
Figure 12 – The Officers’ Mess, Interior, First Floor – later addition ceiling shows evidence of water penetration. Air conditioning 
vents have been installed in ceiling (left). Former verandah has been enclosed. There is evidence of water penetration possible due 
to poor detailing of flashings to window sashes (right) (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 13 – The Officers’ Mess, Interior, First Floor – At left: stair from stair landing to function rooms. At right: balustrade to 
stairwell comprises a later addition wall opening is non-compliant in terms of height (Source: NBRSARCHITECTURE, November 
2016) 
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Figure 14 – The Officers’ Mess, Interior, First Floor – At left: later addition conference theatre, dating to the 1990s, has raked 
flooring. Water penetration from poorly detailed roofing has caused considerable damage. At right: original fireplace in one of the 
smaller rooms to the original Officers’ Mess building (Source: NBRSARCHITECTURE, November 2016) 

 

3.3 DESCRIPTION - GAP BLUFF COTTAGE (FORMER WORKSHOP) (BLDG B) 

Gap Bluff Cottage was built between 1895 and 1903 as the Workshop for the Middle Head School 
of Gunnery. The former Battery / Artillery Workshop is the oldest remaining building within the 
Gap Bluff precinct. The former Workshop was originally built in hardwood frame clad in 
weatherboarding, with Marseilles tile roofing on a sandstone plinth (possibly designed by Lt Col 
FR de Wolski, Director of the Military Works Branch). In the 1950s the building functioned as a 
Quartermaster’s store. The workshop was further altered / adapted from the 1980s for use as a 
residential cottage for the National Parks staff.  
 
The former workshop was extensively altered c1990s when it was adapted as a cottage. Much of 
the original fabric was removed at this time. The former workshop has a skillion roofed lean-to 
added in its northern side. In the 1950s a large low-pitched skillion -roofed extension was added 
to the western side and clad in corrugated iron and fibre cement (asbestos) sheeting. This was 
removed in the 1990s when the workshop was converted for use as a cottage. Much of the joinery 
appears to be late-20th century alterations, including the verandah, doors and casement windows. 
Timber cladding to walls replaces earlier weather boarding. Later addition interior on concrete 
slab flooring. The integrity of the former workshop is low. The fence to the cottage is an addition.  
 
The following figures and captions describe the Gap Bluff Cottage (former workshop) building and 
are based on a site inspection in November 2016.  
 

   
Figure 15 – Gap Bluff Cottage, North-West Elevation, is the main presentation of the cottage. Cottage is timber-framed with timber 
boarding on a concrete slab flooring. The verandah balustrading comprising timber lattice work (Source: NBRSARCHITECTURE, 
November 2016) 
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Figure 16 – Gap Bluff Cottage, Interior, showing the interior of the cottage comprises a new fitout with no original features. Most 
timber windows appear to be later addition – including this pair of double-hung sash (left). The pair of timber framed casement 
windows may be original (Source: NBRSARCHITECTURE, November 2016) 

 

3.4 DESCRIPTION - ARMOURY (BLDG C) 

In 1938, the single-storey Armoury building was built as an artillery store with facebrick walls and 
hipped asbestos cement roof. Much of the building has been altered in the 1980s when the 
building was converted to a function centre. Alterations include the removal of western walling 
for French door connections to new concrete slab verandah along the west elevation, rendered 
and painted walls, new colorbond roofing and reconfiguring the internal layout. Much of the 
integrity of the building has been lost. 
 
The following figures and captions describe the Armoury building and are based on a site 
inspection in November 2016.  
 

   
Figure 17 – Armoury, West Elevation comprises the principal entry with verandah orientated towards Sydney Harbour. The 
verandah flooring is tiled finish. Groups of timber-framed French doors lead out onto the verandah (Source: NBRSARCHITECTURE, 
November 2016) 
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Figure 18 – Armoury, East Elevation of the rendered and painted masonry building is set back approximately 1000mm from an 
earth and sandstone retaining wall that defines the eastern extent of the site. The area currently provides drainage from the 
escarpment assisted by concrete dish drains. (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 19 – Armoury, Interior – showing the open space of the function area with structural column within the space (at left). Toilet 
amenities are recent fitouts (right). Evidence of some water penetration from the roof. (Source: NBRSARCHITECTURE, November 
2016) 
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Figure 20 – Armoury, Interior – showing 2 x pairs of timber-framed, double-hung sash windows that form part of the original fabric 
of the 1930s building (at left). Amenities are located along the eastern extent of the building and appear to be later alterations to the 
space (right). (Source: NBRSARCHITECTURE, November 2016) 

 

3.5 DESCRIPTION - HOUSE, 33 CLIFF STREET (BLDG D)   

The single-storey, face brick cottage at 33 Cliff Street is a mid-20th century residence, dating to 
the late-1950s. The metal roof is low profile, windows are timber framed and the base of the house 
is rendered masonry. A single carport is located to the north of the house and a verandah is 
located on the western elevation. Set back from the street boundary, the cottage is set into a 
sloping site, overlooking the street. the house is screened form the street by roadside shrubs in 
raised planter boxes.  
 

   
Figure 21 – House, 33 Cliff Street, West Elevation – brick veneer cottage constructed on concrete slab with timber-framed 
windows. A carport with steep vehicular access ramp located at the norther end of the site. (Source: NBRSARCHITECTURE, 
November 2016) 
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Figure 22 – House, 33 Cliff Street, Interior – timber-flooring with horizontal windows (left). Bathrooms have tiled floor and wall 
finishes (Source: NBRSARCHITECTURE, November 2016) 

 

3.6 DESCRIPTION - CONSTABLE’S COTTAGE (BLDG E) 
The building at 32 Cliff Street, now known as “Constable’s Cottage” was constructed between 
1895 and 1903 as semi-detached residences for married military staff from the adjacent School 
of Artillery. The designer was possibly RE Paselow. In the 1950s, the two residences were 
combined as one. NPWS took control of the building in 1977 and alterations made for use as 
holiday accommodation.  
 
Constable’s Cottage is a single-storey timber-framed, hipped roof Federation period cottage with 
suspended timber flooring. The cottage is fronted with a timber posted skillion verandah with later 
addition concrete slab. The cottage is clad with painted timber weatherboarding. Original 
windows on the principal elevation are painted, timber framed, double-hung sashes. Rear 
additions and modifications have been made to the building and are associated with kitchens, 
bathrooms and utility.  
 
Much of the cottage interior has original finishes and lining. This includes original fibrous plaster 
sheeting finished with timber battens. Original doors are four panelled with two original fireplaces. 
A northern wing addition has been made to the cottage with a concrete slab flooring. The rear 
outdoor area is finished with concrete paving with wide spoon drains at the base of the rock face. 
A timber-framed garage is located at the northern end of the site.  
 
The following figures and captions describe Constable’s Cottage and are based on a site 
inspection in November 2016 
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Figure 23 – Constable’s Cottage, West Elevation – is a free-standing timber cottage. The bay-window is a later addition, along with 
the northern extent of the building. The original verandah has been replaced with a concrete slab. A vehicular drive is located along 
the western extent of the house and leads to a garage. (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 24 – Constable’s Cottage, North Elevation (at left) and West Elevation (at right). The original planning of the cottage with two 
“front doors” was a pair of semi-detached cottages. The cottages have since been amalgamated as one cottage opening onto a 
verandah and grassed area (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 25 – Constable’s Cottage, view north along eastern extent of property showing East Elevation and wing additions  opening 
onto a concrete paved area with excavated sandstone walls providing the eastern perimeter of the site. Two timber outbuildings 
have been constructed into the excavated sandstone face (left). Timber-framed breezeway addition provides covered access to the 
later addition room at the norther end of the cottage (right) (Source: NBRSARCHITECTURE, November 2016) 
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Figure 26 – Constable’s Cottage, view south along eastern extent of property showing East Elevation and wing additions opening 
onto a concrete paved area (left). Back door with cover way (right) has been built over on the interior (Source: 
NBRSARCHITECTURE, November 2016) 

 

   
Figure 27 – Constable’s Cottage, Garage structure, located at the northern extent of the property, showing South Elevation (left) 
and West Elevation (right) (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 28 – Constable’s Cottage, Interior, Bedroom, showing internal wall finish is asbestos sheeting with timber panelling, timber 
flooring and timber panel doors (Source: NBRSARCHITECTURE, November 2016) 
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Figure 29 – Constable’s Cottage, Interior, Living Room, showing brick fireplace (left). The cupboard in the living room has been 
constructed over a rear entry door. To be removed as part of the proposed works (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 30 – Constable’s Cottage, Interior, Living Room, showing brick fireplace (left). The cupboard in the living room has been 
constructed over a rear entry door. To be removed as part of the proposed works (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 31 – Constable’s Cottage, Interior, Kitchen and Bathroom are later addition with recent fitouts and finishes (Source: 
NBRSARCHITECTURE, November 2016)  
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3.7 DESCRIPTION - GREEN POINT COTTAGE (BLDG F) 

In the 1850s, Green Point was acquired by the Crown for military use. The single-storey, timber 
Federation period cottage was constructed between 1895 and 1903 as a residence for military 
staff. There are stylistic similarities between this cottage and the former workshop, known as Gap 
Bluff Cottage. Green Point was a key location in harbour defence during WWII. In the 1960s, the 
cottage particularly the interior, was altered. The cottage has high integrity and is currently used 
for holiday lets. Green Point Cottage is more intact than Gap Bluff Cottage with its original form, 
timber flooring and cladding. The verandah may be a 1950s addition or enclosure.    
 
The verandah, enclosed with fibre cement sheeting, has a skillion roof, clad in trim deck metal 
sheeting. The interior layout and configuration appears to be original. However, the bathroom and 
kitchens are recent fitouts. Timber framed windows are a composite of various periods. Timber 
picket fence is a recent addition. Other fences include a pipe and chain-wire fence on the street 
boundary and a lapped and capped fence type. Garage has little heritage significance.  
 
The following figures and captions describe Green Point Cottage and are based on a site 
inspection in November 2016 
 

   
Figure 32 – Green Point Cottage, East Elevation, showing the enclosed verandah with skillion roof along the southern side of the 
cottage. Note the decorative timber ventilation louvres to gable with deep bargeboards (left). North Elevation showing timber 
boarding and timber-framed casement windows (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 33 – Green Point Cottage, North and East Elevations, showing the utilities room has a skillion roof while the cottage has a 
gabled roof (left). View of the south-eastern corner of the cottage with entries to the utilities room and verandah (right) (Source: 
NBRSARCHITECTURE, November 2016) 
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Figure 34 – Green Point Cottage, showing enclosed verandah looking west (left) and east (right) with skillion roof expressed in 
ceiling eastern-facing, timber-framed casement windows within the bedroom (left). Bedroom (right) showing later addition 
plasterboard wall lining with ceilings of fibreboard with timber beading (Source: NBRSARCHITECTURE, November 2016) 

 

   
Figure 35 – Green Point Cottage, showing Kitchen and Bathroom have recent fitouts (Source: NBRSARCHITECTURE, November 
2016) 
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Figure 36 – Green Point Cottage, showing eastern-facing, timber-framed casement windows within the bedroom (left). Bedroom 
(right) showing later addition plasterboard wall lining with ceilings of fibreboard with timber beading (Source: 
NBRSARCHITECTURE, November 2016) 
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4.0 THE PROPOSAL  
This Statement of Heritage Impact has been prepared based on the review of drawings and 
documentation package prepared by Ray Fitz-Gibbon Architects, for NSW Office of Environment 
& Heritage (National Parks & Wildlife). This documentation forms part of the development 
application for works to six properties within the site. Works include the adaptive reuse of the 
Officers’ Mess (Building A) and Armoury (Building C) as function centres and the provision of on-
grade carparking, and upgrade works to the four cottages (Buildings B, D, E and F) for short-term 
accommodation. Landscape drawings for the Gap Bluff Site have been prepared by Trish Dobson 
Landscape Architecture.  
 

Drawing name Drawing number Issue Date 
Title Page DC-0-00 B 27/06/2017 
Site Plan DC-0-01 A 07/12/2016 
Signage Site Plan  DC-0-02 A 12/07/2017 
Landscape Cover Page  N/A C 08/12/2016 
Location Plan - Landscape  SK-0-L01 C 08/12/2016 
Officers Mess – Existing Plans  DC-A-01 B 27/06/2017 
Officers Mess – Existing Elevations  DC-A-02 B 27/06/2017 
Officers Mess – Proposed Plans  DC-A-03 D 22/06/2017 
Officers Mess – Proposed Elevations DC-A-04 B 27/06/2017 
Officers Mess – Proposed Perspectives  DC-A-05 A 07/12/2016 
Officers Mess – Thematic Study DC-A-06 A 07/12/2016 
Officers Mess – Demolition Plan DC-A-07 A 27/06/2017 
Officers Mess – Landscape  SK-A-L01 C 08/12/2016 
Officers Mess – Plant and Materials Palette SK-A-L02 - 02/12/2016 
Gap Bluff Cottage – Existing  DC-B-01 B 27/06/2017 
Gap Bluff Cottage – Proposed  DC-B-02 B 27/06/2017 
Gap Bluff Cottage – Thematic Study  DC-B-03 A 07/12/2016 
Gap Bluff Cottage – Landscape  SK-B-L01 C 08/12/2016 
Gap Bluff Cottage – Plant and Materials Palette  SK-B-L02 - 08/12/2016 
Armoury – Existing  DC-C-01 A 07/12/2016 
Armoury – Proposed Plans  DC-C-02 C 17/10/2016 
Armoury – Proposed Elevations  DC-C-03 C 06/06/2017 
Armoury – Perspectives  DC-C-04 C 08/06/2017 
Armoury – Existing Perspective DC-C-05 - 26/07/2016 
Armoury – Proposed Perspective DC-C-06 A 27/06/2017 
Armoury – Existing Perspective DC-C-07 - 26/07/2016 
Armoury – Proposed Perspective DC-C-08 A 27/06/2017 
Armoury – Existing View From Harbour  DC-C-09 - 26/07/2016 
Armoury – Proposed View From Harbour  DC-C-10 - 26/07/2016 
Armoury – Proposed View From Harbour – Night DC-C-11 - 26/07/2016 
Armoury – Thematic Study  DC-C-12 A 07/12/2016 
Armoury – Demolition Plan DC-C-13 A 07/12/2016 
Armoury – External Materials and Finishes  DC-C-14 A 07/12/2016 
Armoury – Existing Perspective DC-C-15 A 07/12/2016 
Armoury – Proposed Perspective DC-C-16 A 27/06/2017 
Armoury – Landscape Plan  SK-C-L01 C 08/12/2016 
Armoury – Plant and Materials Palette SK-C-L02 - Undated 
Cliff Street – Existing  DC-D-01 A 07/12/2016 
Cliff Street – Proposed  DC-D-02 B 27/06/2017 
Cliff Street – Thematic Study  DC-D-03 A 07/12/2016 
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Drawing name Drawing number Issue Date 
33 Cliff Street – Landscape Plan  SK-D-L01 C 08/12/2016 
33 Cliff Street – Plant and Materials Palette SK-D-L02 - Undated 
Constables Cottage – Existing  DC-E-01 A 07/12/2016 
Constables Cottage – Proposed  DC-E-02 B 27/06/2017 
Constables Cottage – Thematic Study  DC-E-03 A 07/12/2016 
Constables Cottage – Landscape Plan SK-E-L01 C 08/12/2016 
Constables Cottage – Plant and Materials Palette SK-E-L02 - Undated 
Green Point Cottage – Existing  DC-F-01 A 07/12/2016 
Green Point Cottage – Proposed DC-F-02 C 27/06/2017 
Green Point Cottage – Thematic Study DC-F-03 A 07/12/2016 
Green Point Cottage – Landscape Plan  SK-F-L01 C 08/12/2016 

 
The following signage package for the Gap Bluff Revised Exhibition Draft has been prepared by 
NBRSArchitecture: 
 

Drawing name Drawing No Issue Date 
Title Page  1 A June 2017 
Current Signs to be Restored 2 A July 2017 
Constables Cottage / Directional Sign / Warning Sign 3 A July 2017 
Gap Bluff Centre / Emergency Access / Warning Sign 4 A July 2017 
Visitors Parking 5 A July 2017 
New Signage 6 A July 2017 
Positions of Signs around the Site 7 A July 2017 
Primary Directional Sign A 8 A July 2017 
Primary Directional Sign B 9 A July 2017 
Parking and Penalty / Emergency Access / Parking 10 A July 2017 
Parking in Marked Spaces / Exit Only / Disabled Parking 11 A July 2017 
Heritage Interpretation Panel 12 A July 2017 

 

4.1 DESCRIPTION OF PROPOSAL  

The proposed works for Gap Bluff Centre, Watsons Bay, include the following: 

Officers’ Mess (Building A)  
▪ Continued use as a function / reception centre; 
▪ Reconstruct parapet around perimeter of Officers’ Mess; 
▪ Create ceremonial garden with sandstone paving, restored fountain and plantings (native 

and exotics); 
▪ Ground Floor: 

o Install lift in later addition building; 
o Install new double glazing to existing windows in reception / verandah areas; 
o Construct sound lock with new door on northeast; 
o Reconfigure existing WC as a cool room associated with commercial kitchen and retain 

original wall tiles in WC airlock; 
o Reconfigure existing storerooms as WCs for reception area; 
o Convert store room to bridal room, equipment room and WC; 
o Undertake upgrade works to tiered theatre to provide Seminar Room 1;  
o Construct waste management zone with fence to screen the northeast and southeast; 

and 
o Install new balustrading to stair in central foyer. 

▪ First Floor 
o Remove later addition walls to 3 existing bedrooms to create Reception area; 
o Remove walls to office and male WC to create Reception area; 
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o Create new door opening to Reception area from Hall; 
o Remove hall wall and construct Disabled WC in Entry Foyer; 
o Upgrade works to existing tiered Seminar Room 2; 
o Construct walls to 2 mezzanine offices in the later addition building to create Servery 

adjoining Seminar Room 2; 
o Remove wall to 2 offices to reconfigure as Bridal Room and male and female WCs; and  
o Install new double glazing to existing windows in reception / verandah areas. 

Gap Bluff Cottage (Former Workshop) (Building B) 
▪ Continued use for short-term residential accommodation; 
▪ Reconfigure internal layout to create 1 bedroom, bathroom, lounge / dining and kitchen, 

including new opening between existing store and lounge; 
▪ Raise verandah floor to align with internal floor level; 
▪ Remove existing window, enlarge openings and install bi-fold doors for access from living / 

dining to verandah; 
▪ Construct new balustrading to verandah; 
▪ Refurbish and make good existing timber-framed windows;  
▪ Replace existing front door with new timber-framed door with sidelight; and 
▪ Undertake upgrade works to existing landscaping – including hedge, tree and cottage 

garden plantings. 

Armoury (Building C) 
▪ Continued use as a function / reception centre; 
▪ Additions to the northeast of the existing building for a commercial kitchen, cool room, 

freezer, storage and outside bin store; 
▪ Additions to the southeast of the existing building for and accessible entry and foyer; 
▪ Install a platform lift within the existing dining area to create an accessible entry foyer; 
▪ Reconfigure interior to create bridal room, bar and reception; 
▪ Alterations to external terrace on southwest elevation including glass screens; 
▪ Alterations to doorways between Reception and terrace installing bifold doors; 
▪ Install panels and timber cladding to the exterior of the existing building; 
▪ New low-profile “floating” roof with clerestory windows over main building; 
▪ New stair to Armoury from the south-eastern end of the Terrace; 
▪ Remove 2 x existing poor-quality Tuckeroo trees located west of the external terrace; and  
▪ Undertake upgrade works and maintenance to existing landscaping. 

33 Cliff Street (Building D) 
▪ Continued use for short-term residential accommodation; 
▪ Reconfigure internal layout to create three-bedroom cottage with bathroom and ensuite 

and open plan dining / lounge / kitchen; 
▪ Excavate for the construction of a new garage with terrace over to the north elevation. New 

terrace with new glass balustrading to extend from the dining / living area with new 
openings and bifold doors to northern and eastern terraces; 

▪ Enlarge window openings and install new windows; 
▪ Infill existing door openings for installation of new windows; 
▪ New steps along West Elevation to new main entry; and  
▪ New planting to road reserve, screen plantings along north-western boundary, new rear 

garden plantings to include coastal species. 

Constables Cottage, 35 Cliff Street (Building E) 
▪ Continued use for short-term residential accommodation; 
▪ Retain and conserve existing cottage layout and fabric; 
▪ Remove existing concrete slab to western verandah and replace with timber decking; 
▪ Construct new ensuite within later addition bedroom at northern end of cottage; 
▪ Remove existing cupboard over entry door on East Elevation; 
▪ On East Elevation, replace existing windows with French doors to later addition breezeway; 
▪ New kitchen fitout;  
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▪ New bathroom fitout, including removal of wall and infill existing door; and 
▪ New planting including screen plantings along north-western and south-eastern boundaries 

using coastal plantings, new cottage garden, hedge plantings along entry path and new 
brick paving to courtyard. 

Green Point Cottage, Pacific Street (Building F) 
▪ Continued use for short-term residential accommodation; 
▪ Remove existing internal walls and reconfigure internal layout as two-bedroom cottage 

(each with ensuite) and open plan lounge / kitchen; 
▪ Remove part of south-eastern wall and extend onto existing enclosed verandah to create 

dining;  
▪ Construct external deck to south and west elevations with French doors and bi-fold doors 

opening onto deck, flush with internal finished floor level; 
▪ Replace existing door to laundry with window to new ensuite;  
▪ Remove existing Canary Island palm near south-eastern site boundary; and  
▪ New hedge plantings to north-eastern garden, weed management and minor landscaping 

works. 

Signage  
▪ General signage in accordance with NPWS guidelines.  
 

4.2 DESIGN INTENT STATEMENT  
The following design intent statement has been prepared by Ray Fitz-Gibbons Architects on 
behalf of the owners, to describe the Revised REF that forms part of for Gap Bluff Centre, Watsons 
Bay: 

It is proposed to carry out varying degrees of work on six of the buildings which will constitute the 
“Gap Bluff Centre”. 

In the case of the single-story metal roofed timber framed cottages there will be a minimal intrusion 
into the existing building fabric. Work will consist primarily of rectification of the existing with minor 
internal changes to facilitate the proposed use. 

In the case of the officers mess a more intense intrusion is proposed. Work will include bringing the 
buildings details and original structure back as close as possible to the original. The work will 
include internal changes in accordance with heritage recommendations to accommodate the 
proposed new function as well as upgrading to current BCA and accessibility standards. 

In the case of the Armory it is proposed to partially demolish the existing structure and rebuild the 
building to a design that is sympathetic to the existing heritage setting and consistent with the 
original building envelope. 
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5.0 HERITAGE IMPACT ASSESSMENT 
5.1 INTRODUCTION 

The following assessment of this application is based on the guidelines set out by the NSW 
Heritage Office (now Heritage Division of the Office of Environment & Heritage) publication 
‘Statements of Heritage Impact’, 2002.  The standard format has been adapted to suit the 
circumstances of this application. 
 
The following aspects of the proposal respect or enhance the heritage significance of the item or 
conservation area for the following reasons: 

• The original elevations of the Officers’ Mess featured tall parapets and boxed gutters that 
concealed the roof form. The parapet was removed in 1955 and the roof form revealed – 
showing the gabled and hipped roof with Marseilles terracotta tiles. At the same time, the 
facebrick walls were rendered and paint finished. Original architectural drawings of the 
building, together with early photographic evidence, have been used as documented 
evidence to reconstruct the parapet structure. The proposal will reinstate the Inter-War 
Functionalist Style feature of the building, connoted by the parapet and simplified form and 
the semi-circular bays to the building. This will have a positive heritage impact given the 
otherwise intact design and fabric of the exterior of the building.  

• The CMP states “consider removing tiled roof and installing flat roof” to the Officers’ Mess. 
It is noted, the1943 aerial shows the Officers’ Mess roof to be gabled and hipped around the 
curved bays. It is proposed to reinstate the gabled and hipped roof form behind a 
reconstructed parapet. The reconstructed parapet will be built using documentary evidence 
to assist in the design of the parapet. It is proposed to reinstate the original roof form 
behind the parapet. The roof cladding may be corrugated metal sheeting. The proposal to 
reinstate the parapet will have a positive heritage impact on the appearance of the Officers’ 
Mess. In addition, the proposed works will have a positive heritage impact on views within 
the Watsons Bay Conservation Area to the Officers’ Mess. 

• 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 
continued use of the Officers’ Mess as a function centre is in accordance with the policy of 
the CMP and will have a positive heritage impact on the cultural significance of the place.  

• The continued use of 33 Cliff Street (Building D), Constables Cottage (Building E); and Green 
Point Cottage (Building F) as residences will have a positive heritage impact on the precinct. 
Retaining 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 
residences such as new fitouts to kitchens and bathrooms and within spaces altered and 
modified over time.  

• The proposed works to the cultural landscapes surrounding the six buildings and within the 
three precincts of the South Head portion of Sydney Harbour National Park will be 
conserved through maintenance and upgrade works. The proposed works will retain and 
conserve the character of the place, whilst using it as function centres and residential.  

 
The following aspects of the proposal could detrimentally impact on heritage significance. The 
reasons are explained as well as the measures to be taken to minimise impacts: 
• The proposed changes to the “Armoury” (Building C) will result in a building with a 

contemporary external appearance. The seemingly “contemporary” building will contrast 
with the other two buildings within the precinct (Building A and Building B). The CMP 
assesses the “Armoury” building as having Moderate significance and local level (and low 
heritage significance). A previous proposal included a second-storey addition to the existing 
building. This proposal was modified to single-storey to negate over-development of the site 
associated with doubling the number of potential users of the proposed function centre. 
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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 which forms the heritage conservation area known as 
the “Watsons Bay Conservation Area” (C14). 

 
The following sympathetic solutions have been considered and discounted for the following reasons: 

• Undertaking no modifications to the internal layout of Green Point Cottage and not 
constructing an external deck would have been a sympathetic solution by retaining original 
fabric and the layout. 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. The potential to 
enjoy the expansive views of Sydney Harbour from the cottage is a major asset for guests. 
To date, there has 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.  

 

5.2 MINOR PARTIAL DEMOLITION (INCLUDING INTERNAL ELEMENTS)  

Is the demolition essential for the heritage item to function?  

• The Officers’ Mess (Building A) is a building with a Moderate level of Integrity. It is proposed 
to remove some later addition, including First Floor walls of little heritage significance. The 
light-weight timber and plasterboard walls to be removed were constructed when the space 
was converted to bedrooms. It is proposed to open the space up to convert the room to a 
reception area. The proposed works will have a positive heritage impact by reinstating to 
original spatial qualities of rooms. The works are in keeping with the CMP which advocates 
the removal of modern plasterboard partitions.  

• The existing ground floor Bathroom in the Officers’ Mess (Building A) has original floor and 
wall tiles within the air lock. Within the bathroom, itself, the tiles, fixtures and finishes have 
been replaced through later addition fitouts. It is proposed to convert the bathroom into a 
Cool Room. Given the bathroom has lost original finishes and fabric, and therefore has 
reduced heritage significance, the installation of a cool room within the spaces is 
acceptable in heritage terms. The bathroom airlock will be retained and conserved as an 
intact element. This approach will help to interpret the original use of the space and 
conserve original tiling fabric dating to the 1930s.  

• Gap Bluff Cottage (Building B), formerly a Battery / Artillery Workshop and part of the Middle 
Head School of Gunnery dating to 1895-1903, was converted to a cottage in the 1990s. The 
cottage has a low level of integrity and has been heavily modified. Few of the original 
features and little of the fabric is extant. It is proposed to alter the internal planning of Gap 
Bluff Cottage to create a one bedroom short term accommodation with amenities that are 
in keeping with the expectations of tourists and guests. The revised internal planning 
includes a larger open plan lounge / dining area with adjoining kitchen. The existing second 
bedroom will be converted to a bathroom. It is proposed to enlarge existing window 
openings and incorporate bi-fold doors to allow spatial flow from the lounge / dining area to 
the verandah. These changes will take advantage of views west to Sydney Harbour and 
provide additional light and natural ventilation to the interior. 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.  

• The Armoury has little to moderate heritage significance. The existing building is not BCA 
complaint, nor equitable access. Currently used as a function centre, 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, including and 
provision of a chair lift within the entry foyer. The proposed internal works will not impact 
on fabric of heritage significance.  
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• The proposed enclosure of the existing open deck will not increase the footprint of the 
building and will ensure potential noise is managed and controlled in order to limit impact 
on the surrounding conservation area and heritage items in close proximity. It is proposed 
to alter the door openings on the south-western elevation of the Armoury onto the external 
terrace. All the doors are later addition and have little heritage significance. Changes to the 
width of door openings and proposed installation of eight bifold doors, will have little 
negative heritage impact. Given previous changes to the building as a whole, and the level 
of significance of the built fabric, these works are acceptable in heritage terms. 

• The proposed works to the Armoury will reconfigure the original elevational treatment, 
through the addition of new cladding, extensions to the southeast and northeast and a new 
roof form. In general, 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.  

• Green Point Cottage (Building F) has been identified as having a high level of Integrity. It is 
proposed to alter the internal planning of Green Point Cottage. This includes the removal of 
walls to Bedroom 2 to enlarge the width of the room and construct an adjoining ensuites 
and the laundry and entry to create an ensuites. 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.  

 
Are important features of the item affected by the demolition (eg fireplaces in buildings)?  

• Officers’ Mess (Building A) has several original fireplaces and decorative features, including 
ceilings, flooring, windows and doors. Significant original fabric within the Officers’ Mess 
will be retained and conserved as part of the proposed works.  

• Constable’s Cottage (Building E) is a place with high heritage significance. It is proposed to 
retain original features within the cottage to conserve the heritage significance of the place. 
Demolition and new building works are located within sections of the building of lesser 
significance, including the extension at the northern end of the building and works to the 
eastern elevation. The existing kitchen and bathroom of the cottage have been modified 
with later additions. 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.  

 
Is the resolution to partially demolish sympathetic to the heritage significance of the item (eg creating 
large square openings in internal walls rather than removing the wall altogether)? 

• Proposed works to the first floor of The Officers’ Mess has removed later addition walls 
constructed to incorporate bedrooms, offices and bathrooms during the NPWS phase of 
occupation. These additions have little heritage significance. The proposal to open spaces 
will recover significant internal spaces for function use. This will in turn allow greater public 
appreciation of the interior spaces and elements of heritage significance.  

 
If the partial demolition is a result of the condition of the fabric, is it certain that the fabric cannot be 
repaired? 

• Much of the proposed works to The Officers’ Mess is associated with the removal of later 
addition walls of little significance to recover large open spaces and rooms of greater 
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significance. The removal of walls has been undertaken to recover spaces of greater 
significance.  

• The removal of walls within Gap Bluff Cottage is associated with providing spaces that will 
function better for short-term accommodation and accommodate the needs of short-term 
guests. The interior of Gap Bluff Cottage is a later configuration and the existing layout has 
little heritage significance. The reconfiguration of the interior is acceptable in heritage 
terms.  

• The proposed changes to the west elevation of Gap Bluff Cottage are associated with the 
creation of wider openings for doors to provide greater access to the verandah and views 
beyond. Changes to external fabric has occurred with changes of use and subsequent 
additions. Widening of window openings for doors is relatively minor works and acceptable. 
The proportions of the proposed openings are consistent with the residential character and 
scale of the building.  

 

5.3 MINOR ADDITIONS 

How is the impact of the addition on the heritage significance of the item to be minimised? 

• Proposed additions to the Officers’ Mess are associated with producing a function centre 
that complies with the BCA, 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 and provide 
amenities required by function centres and there is adequate noise control whilst 
minimising change to heritage significant spaces.  

• Constables Cottage is a place of high heritage significance in the Camp Cover area. 
Constables Cottage will be retained and conserved as part of the proposed works. The 
western verandah comprises concrete slab on ground and has replaced by a timber 
boarding verandah which was most likely the original flooring finish. The proposed 
verandah flooring will be consistent with a cottage of the Federation period and style. The 
timber verandah posts will be modified to adapt the new height. The proposed works will 
have a positive heritage impact on the place. 

• It is proposed to construct an ensuite within the later addition bedroom, located at the 
northern end of Constable Cottage. The flooring of the later addition bedroom is concrete 
slab. The construction of an ensuite will have little negative heritage impact on a space 
within the cottage with little heritage significance.  

• It is proposed to remove a later addition cupboard in the living room of Constables’ Cottage. 
The cupboard blocks an original rear door to the cottage. The removal of the cupboard will 
have a positive heritage impact on the significance of the place.  

• In the Constables Cottage, it is proposed to remove walls between the existing bathroom 
and WC to reconfigure the bathroom / amenities as one large one space. Whilst this will 
result in loss of an early wall, the spaces are not significant and the proposed works will 
have little negative heritage impact on the significance of the place.  

• The Armoury is a place of moderate to little significance. To provide equal access and BCA 
compliance, several additions are proposed to this building, including an on-grade entry, 
platform lift, revised stairs to external terrace and WCs. Revised kitchen layout and cool 
room / freezer will enhance the functionality of the space for its continued use as a function 
centre. The proposed additions are located at the south-eastern and north-eastern ends of 
the building and are expressed as a single-storey addition, lower in height than the existing 
building.  

• 33 Cliff Street has little heritage significance. The proposed changes to the interior and 
exterior of the building are acceptable in heritage terms.   
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Can the additional area be located within an existing structure? If not, why not? 

• The Armoury (Building C) will be extended to enable the building to be used as a function 
centre requiring equitable access, commercial kitchen and disabled WC within the function 
centre. An earlier proposal had increased the height of the building. The additions have been 
kept to a minimum. The rock face to the northeast prevents extending the building in this 
direction. The extensions are mainly in a south-eastern direction and have been kept low in 
scale.  

• It is proposed Green Point Cottage (Building F) be extended by the addition of a deck. This 
will provide an outdoor area that extends from the cottage. An outdoor area is not currently 
available because of the enclosure of the verandah.  

 
Will the additions visually dominate the heritage item?  

• The proposed additions to the Armoury are located at the south-eastern and north-eastern 
ends of the building and expressed as a single-storey addition, lower in height than the 
existing building. This ensures the additions will not dominate the building itself and the 
Gap Bluff Precinct.  

• The proposed new roof to the Armoury will remove the original roof form. However, the 
building has been heavily modified and has moderate heritage significance. The proposed 
new roof form will be a contemporary solution and lower than the maximum height of the 
existing hipped roof form. The new roof is acceptable in form and will not dominate the 
building or other heritage listed buildings in close proximity. 

 
Are the additions sympathetic to the heritage item?  In what way (eg form, proportions, design)? 

• 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. The loss of the original parapet has had a detrimental 
impact on the aesthetic significance of the building. The CMP states “the terra cotta tiled 
roof of the Gap Bluff Officers’ Mess is not significant. It may be retained or removed and flat 
roof (sic) reinstated or replaced with other material.” The proposed works are consistent 
with the CMP and will recover the original design intent of the building.  

• The original Officers’ Mess was face brickwork of a light colour (evident within the ground 
floor verandahs) and replaced with later addition painted cement render. The original 
elevational treatment cannot be recovered. Whilst the colour of the external walls has not 
yet been specified, it is proposed to paint the building in a light colour consistent with 
original face brickwork.  

• 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 Armoury and Gap Bluff Cottage, through its 
height and scale.  

 

5.4 MAJOR ADDITIONS 

How is the impact of the addition on the heritage significance of the item to be minimised? 

• It is proposed to construct a new roof of the Armoury and changes the character of the 
building with clerestory windows and low-profile, flat roof. The proposed roof will be lower in 
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height than the existing hipped roof. Proposed new cladding to be added to the building 
facades will provide a contemporary appearance. Given the Armoury has moderate heritage 
significance, the proposed changes are acceptable. The CMP states the “buildings’ integrity 
is now low and not recoverable. Its original purpose and configuration can only be 
understood through interpretation.” The proposed additions to the Armoury are acceptable 
given the moderate heritage significance of the building.  

 
Can the additional area be located within an existing structure?  If not, why not? 
• To operate as a commercially viable function centre, the Armoury requires a commercial 

kitchen, adequate amenities and BCA compliant egress as well as adequate function space 
to serve 140 persons. Additional area cannot be located within the existing structure. 
Additions need to be undertaken to ensure the provision of amenities are in accordance 
with BCA requirements and the proposed use of the building.  

 
Will the additions tend to visually dominate the heritage item? 

• The proposed alterations to alter the Armoury verandah is consistent with the CMP policy. 
The proposed design of the Armoury will retain the existing horizontal proportions and scale 
of the building and is in keeping with the character of other buildings in the Gap Bluff 
Precinct.  

 
Are the additions sited on any known, or potentially significant archaeological deposits?  If so, have 
alternative positions for the additions been considered? 

• The Armoury is assessed as having “low” archaeological potential. Excavation works 
associated with additions to the building are unlikely to encounter significant archaeological 
deposits. Care should be undertaken in works close to the rock face where the is potential 
to unearth Aboriginal artefacts. 

 

5.5 FIRE UPGRADING 

How has the impact of upgrading on the heritage significance of the item been minimised? 

• Works need to be undertaken to the Officers’ Mess to ensure acoustic levels are achieved 
when functions are being held in the building. Proposed works includes double glazing the 
verandah windows to ensure controlled sound transmission. Care should be taken to 
ensure the original timber frames and sashes are not compromised by the proposed works. 
Incorporating double-glazing needs to be undertaken to ensure there is minimal heritage 
impact on the verandah space. 

• The Officers’ Mess will have a change of use and its BCA Classification will change from 
Class 3, 5 and 9b to Class 9b. Proposed essential fire and other safety measures / upgrades 
to the Officers’ Mess, a two-storey building will include emergency lighting, exits signs, 
provisions of fire blankets, fire hose reels, fire hydrant systems, fire seals, mechanical air 
handling systems and portable fire extinguishers. The proposed fire upgrades will have little 
negative heritage impact on significant fabric. Care will need to be taken in the Ground Floor 
reception areas to ensure the existing ceiling fabric and design is not compromised by the 
location of the surface-mounted fire upgrade systems.  

 
Are any of the existing services of heritage significance?  In what way?  Are they affected by the new 
work? 

• There are no services of high heritage significance within the subject buildings that form 
part of the development application.  

• The four cottages that form part of the subject site - Gap Bluff Cottage, 31 Cliff street, 
Constables Cottage and Green Point Cottage - are modest structures and services within 
the building are domestic in type. Essential fire upgrade systems will be limited to surface-
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mounted fire protections alarm systems, including evacuation emergency lighting, fire 
blankets and smoke alarms. These will be surface-mounted within locations that have little 
to moderate heritage significance.  

• It is proposed to install a lift within the Officers’ Mess. This has been located within later 
addition areas of the building, where fabric and spaces are of little heritage significance. 
This approach minimises the negative heritage impact on the building.  

• Proposed works to the four cottages does not include installation of any additional services 
other than surface-mounted fire-upgrade systems. Location of mounting should be 
carefully considered to minimise negative heritage impact.  

 
Has the advice of a conservation consultant (eg architect) been sought? Has their advice been 
implemented? 

• Heritage consultants at NBRSArchitecture have provided heritage advice to the design 
architect to minimise negative heritage impacts to the original fabric and spaces. This has 
included ways of designing secondary glazing elements to reduce noise emission after 
hours while minimising negative impact on fabric of high significance and utilising spaces 
of lesser significance for adaptive reuse of secondary spaces for works such as bathrooms, 
kitchens, lifts and services. The project architect has adopted recommendations by the 
heritage consultants.  

 
Are there any known or potential archaeological deposits (underground or under floor) affected by the 
proposed new services? 

• It is proposed to install a lift within the Officers’ Mess (Building A). The proposed location of 
the lift has been considered carefully to ensure it is within a space of little significance. The 
proposed lift is located at the rear of the original building, within a kitchen area, modified by 
later additions. The CMP has stated that a new lift be added in 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 
sensitive zone.  

 
Has the advice of a fire consultant been sought to look for options that would have less impact on the 
heritage item?  Will this advice be implemented? How? 

• All buildings within the study area will have fire protection installed. The fire protection 
proposed for subject buildings will be surface-mounted and the proposed location will have 
little negative heritage impact on original fabric.  

• Blackett Maguire + Goldsmith, Building Code of Australia (BCA) consultancy, prepared a 
Capability Statement for proposed works to the Gap Bluff Centre (dated 13 February 2017) 
to assess requirements against the National Construction Code Series and BCA, with 
particular reference to fire protection. The Capability Statement concluded that “in view of 
the above assessment we can confirm that subject to the above measures being 
addressed by the project team. Compliance with the provision of BCA is readily achievable”. 
Fire protection is achievable whilst changing the use and minimising negative heritage 
impacts on fabric of heritage significance.  
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Does the work impact on views to, and from, adjacent heritage items? 

• The proposed works to the six buildings that form part of the Gap Bluff Centre are mostly 
internal with some minor works to the exterior of the buildings. The proposed works are 
unlikely to have any negative heritage impact on views to and from adjacent heritage items.   

• Two buildings will have external changes – the Officers’ Mess and the Armoury. These 
works will have little negative heritage impact on heritage items in close proximity. 
Proposed works to the Officers’ Mess are associated with reinstating the original form of 
the building using documentary evidence. This will have a positive heritage impact on views 
from the public domain to the building.  

• The Armoury is a place of moderate to little heritage significance. The proposed external 
form of the building will be modified as a result of the proposed works to the Gap Bluff 
Centre and change of use. However, the proposed works are sympathetic on form, 
character and material selection to the Sydney Harbour National Park area as a whole. The 
building will be retained as a single-storey structure and will not increase in height. The 
proposed works will not alter views within the heritage precinct.  
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6.0 CONCLUSION 
The proposed Revised REF described above does not adversely affect the identified heritage 
significance of the six buildings and associated grounds located within the site known as the Gap 
Bluff Facility. These buildings and cultural landscapes lie within the Gap Bluff, Camp Cove and 
Green Point Precincts of South Head, Sydney Harbour National Park. The place has historical 
significance associated with Australian military and defending Sydney Harbour and training 
Australian troops.  
 
Constable’s Cottage is assessed as having High significance at State level and 33 Cliff Street, is 
assessed as having Little heritage significance. The remaining four (4) buildings are assessed as 
having Moderate heritage significance. The subject buildings will be modified in a manner 
sympathetic to their level of significance to allow the continued use of the buildings within a site 
of considerable heritage significance. Landscape elements and features will be retained and 
conserved to enhance the cultural setting of the three heritage precincts.  

• 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.  

• Proposed works to the Cottage / former Workshop 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 BCA requirements. Whilst this building will have the greatest modification 
the proposed changes are to a building with low integrity.   

 
We recommend a photographic archival recording be completed of each of the places in order to 
document the changes to places within this heritage significant site. The proposed changes will 
not be visible from heritage items in close proximity. The works are minor and will not negatively 
impact on the Watsons Bay Heritage Conservation Area.  
 
We are of the opinion the proposed works are acceptable from a heritage perspective and 
recommend approval of this application.   
 
 
 
  
 
Lynette Gurr 
Senior Heritage Consultant 
NBRSARCHITECTURE  
 
18 July 2017 
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7.0 APPENDIX A - HISTORICAL OVERVIEW 
 
Taken from “Gap Bluff Centre, South Head, Sydney Harbour National Park - Heritage Impact 
Statement”, prepared by GML (June 2015) - Section 2.0 Historical Overview 
 


































