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1.0 EXECUTIVE SUMMARY 
 
This Water Management Report has been prepared by Greenarrow Hydraulics Pty Ltd to accompany a detailed State Significant 
Development Application (SSDA) for a shop top housing development at 194-214 Oxford Street, 2 Nelson Street and part of Osmund 
Lane, Bondi Junction. The site is made up of nine lots. The legal description of the site is outlined in Table 1. 
 
Table 1 Legal Description 

Property Address Title Description 

194 Oxford Street Bondi Junction Lot 10 in DP260116 

196 Oxford Street Bondi Junction Lot 11 in DP260116 

198 Oxford Street Bondi Junction  Lot 12 in DP260116  

200 Oxford Street Bondi Junction Lot 13 in DP260116 

204 Oxford Street Bondi Junction Lot 16 in DP68010 
Lot 1 in DP79947 

214 Oxford Street Bondi Junction Lot 1 in DP708295 

2 Nelson Street Bondi Junction Lot 1 in DP583228 

Part of Osmund Lane Lot 1 in DP1300781 

This report has been prepared to address the Secretary’s Environmental Assessment Requirements (SEARs) issued for the project 
(SSD-77175998). 

This report concludes that the proposed development is suitable and warrants approval subject to the implementation of the following 
mitigation measures.  

• Compliance with Council Conditions of Consent including Council’s Water Management Technical Manual 2021  

• Compliance with the requirements of Basix 

• Compliance with the requirements of of the Water Quality Management report. 

• Compliance with the requirements of Sydney Water Corporation. 

Following the implementation of the above mitigation measures, the remaining impacts are appropriate. 
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2.0 INTRODUCTION 
 
Following a design excellence competition, development consent was granted to DA-400/2021 (herein, referred to as the parent 
development consent) which authorised demolition of existing buildings and the construction of a shop top housing development 
compromising ground floor retail and 10 storeys of residential apartments above the retail podium, across two tower buildings (herein 
referred to as Building 1 and Building 2). Subsequently, an amending DA (DA-360/2023) was approved on 28 August 2024 which 
amended Basement, Levels 4, 3, 2 and 1 and the Ground Floor Level of the approved development under the parent development 
consent. 
 
The proposed SSDA generally seeks approval for the redevelopment of 194-214 Oxford Street, 2 Nelson Street and part of Osmund 
Lane, Bondi Junction, proposing to retain key design principles in accordance with the parent consent. The proposal will provide 
additional residential dwellings, in accordance with the in-fill affordable housing provisions under the State Environmental Planning 
Policy (Housing) 2021, and incorporate a 30% increase in Gross Floor Area (GFA) and building height.. 
 
The development of the site has physically commenced pursuant to the development consent, with demolition and excavation 
completed. Construction Certification has been obtained and construction is intended to continue for the lower portion of the building 
(up to Level 8). 
 
Simultaneously with the construction of the lower parts of the building, the proponent seeks approval for new works to the remaining 
levels of the building (above level 9) as well as the internal fit out and servicing for the whole of the building (Basement to Level 16).  
 
It is intended that the relationship between the approval of the SSDA and the existing consents be managed through the imposition 
of a condition pursuant to s 4.17(1)(b) of the EP&A Act and lodgement of a Notice of Modification pursuant to cl. 67 of the EP&A 
Regulation to ensure consistency across all development consents. 
 
Specifically, this SSDA seeks development consent for: 

Proposed New Works: 
 Construction of Levels 9 – 16 of the residential towers including Buildings A (Western Tower) and Building B (Eastern Tower) 

comprising: 

‒ Building A (Western Tower, Residential Levels 9 -13) – with a maximum height of 42.5m 

‒ Building B (Eastern Tower, Residential Levels 9 -16) – with a maximum height of 54.0m 

‒ Communal open space on Level 11 (Building A) 

‒ Plant and lift overrun. 

‒ Public Domain Works 

 Internal fit out of Levels 9 -16 

Proposed Amendments to Existing Parent Development Consent 
 Internal fit out from basement Level 01- level 04 

 Internal fit out from Ground Level to Level 08 

 The allocation of 1,708m2 of affordable housing on Levels 1,2 and 3 of Building A and Building B. 

 Additional services to overall development including an additional plant area at ground floor and an addition of a second 
substation. 

 Basement services including additional parking spaces and updated storage and waste storage areas. 

 Awning over the ground retail along Oxford Street and addition of a glazing window to create visual continuation from the 
neighbouring retail. 

Cumulative Development (Existing Parent Development Consent and Subject SSDA) 
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 Construction of a shop-top housing development, comprising a podium with ground floor retail, two residential towers (Building 
A and Building B) as well as four levels of basement parking and associated public domain works. 

‒ The delivery of a total of 11,288m2 of GFA.  

‒ 467m2 of retail GFA. 

‒ 85 apartments, equating to a total residential GFA of 10,792m2 including 1,708m2  (17 apartments) of affordable housing 
GFA.  

‒ 29m2 GFA for communal amenities, incl. WC, steam room and sauna 

‒ The apartments will comprise the following mix:  

• 1 bedroom 2 (2%) 

• 2 bedroom 35 (42%) 

• 3 bedroom 48 (56%) 

‒ 4 levels of basement for 138 car parking spaces, and 45 motorbikes, with vehicular access from Osmund Lane. 

‒ Storage areas and services. 

‒ Communal open space and associated landscaping.  

 
Purpose of this Report  

The purpose of the project is to facilitate the delivery of (market and affordable) housing at a strategically located site and to deliver 
a built form outcome that is consistent with the outcomes of the design competition.  

This report has been prepared in response to the requirements contained within the Secretary’s Environmental Assessment 
Requirements (SEARs) dated 25/10/2024 and issued for the SSDA (SSD-77175998). 
 
 

3.0 THE SITE 
 
The site is located at 194-214 Oxford Street and 2 Nelson Street, Bondi Junction within the Waverley local government area (LGA). 
The site is legally described as:  

• 194-214 Oxford Street, Bondi Junction:  

- Lot 10, 11, 12, 13 & 16 / DP260116  

- Lot 1 / DP708295  

- Lot 1 / DP79947, and  

• 2 Nelson Street:  

- Lot 1 / DP583228  

• Part of Osmund Lane (Lot 1 in DP1300781) 

 

The land size is 2,480m2  (2,599.1m2 including Part of Osmund Lane) with a northern frontage to Sydney Enfield Drive, an eastern 
frontage to Nelson Street, a southern frontage to Oxford Street and western frontage to York Road. 

The immediate urban context surrounding the site is characterised by a mix of commercial, retail, residential, and recreational land 
uses with Centennial Park located to the west and south-west of the site. 
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The site is in proximity to the Bondi Junction shopping and transport hub to the east, compromising Bondi Junction Westfield 
Shopping Centre, a pedestrian shopping mall and Bondi Junction Train Station. The site is located within the Western Precinct of 
Bondi Junction. The site is closely located to two (2) bus stops recognised as ID 202260 ‘Oxford St before York Rd’ approximately 
57m from the site and ID 202238 ‘Oxford St after York Rd’ approximately 96m from the site. The site is in proximity to the Bondi 
Junction Train Station being within 800m from the site (5-minute walk). 
 
The lot at 2 Nelson Street contains a local landscape heritage item I506 'Norfolk Pine-Landscape'. The remainder of the site has 
recently been demolished in accordance with the existing development consents. 
The site will be progressively developed under the existing approvals and the remaining works will be the subject of this application. 
 
 
Figure 1 – Local Context 

 

Source: Urbis GIS, 2023 
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Figure 2 – The Site 

 

Source: Urbis GIS, 2024 
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Maximum Daily Demand Water & Sewer 

Residential 

Total No Apartments 85

1 bedroom 2

2 bedroom 35

3 bedroom 48

Equivalent Persons 217 EP (1br x 1.5 + 2br x 2 + 3br x 3)

Non Residential 

Commercial 467 m2 1 /10m2

Equivalent Persons 46.7 EP

Litres / Ep /24hrs 180 l/ep Residential allowance

Litres / Ep /24hrs 60 l/ep Non Residential

Potable Water

ADWD 41.86 Kl/day

MDWD 50.23 Kl/day

Peak Demand 6.7 l/sec

Sewer (95% of water usage)

ADWD 39.77 Kl/day

MDWD 47.72 Kl/day

Peak Demand 6.37 l/sec

4.0 ASSESSMENT AND FINDINGS 
 
Domestic Water Supply 
 
The estimated daily water usage has been calculated to be approximately 42.51kl/day with a peak demand of approximately 7.75l/s.  

 
 
 
Table 1. Water & Sewer Demand Calculations 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Notice of Requirements (NOR) issued by Sydney Water Corporation (SWC) 18.01.2023 states the existing 250mm water main 
in Oxford Street can serve the proposed Building A & C. Proposed Building B can be served by the existing 150mm water main in 
Nelson Street. Refer Appendix I & Appendix II 
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Figure 3 Extract of SWC NOR 

            
 
 
 
 
 
 
 
 
 
 
 
 
 
Water efficiency targets, proposed measures and results are set out within the BASIX certificate prepared by Vipac Engineers and 
Scientist Doc Number 20E-21-0065-TRP-16311-2. The current report demonstrates a 46% reduction in water usage which exceeds 
the minimum requirement of 40%.  

 
Figure 4 Water Efficiency Score  from Basix 
 

                  
 
In addition, the report requires a 2 x 4000L minimum rainwater tank collecting an area of roof no less than 500m2.  
Harvested Rainwater is required to serve no less than 361m2 of landscaping area and the swimming pool. Refer 
Appendix III 

 
Figure 6 Rainwater Tank Requirement from Basix 
 
Building A 
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Building B 
 

 
 
 
 
Domestic Hot Water  
 
Domestic hot water will be reticulated throughout the development as a flow & return system. The Basix Certificate 
requires flow and return pipework the thermostatically insulated using no less than R0.6 insulation. The hot water plant 
will consist of 2 x Gas fired instantaneous with storage located on each buildings roof. 

 
Figure 7 Hot Water Heating requirement from Basix 
 

 
 
 
Fire Services Water 
 
The building is protected by a combined fire sprinkler and hydrant system. The primary water supply will be provided via 2 x onsite 
62m3 fire tanks with another supply being from the existing 250mm CICL water main located in Oxford Street. The Fire water supply 
arrangement is in accordance with current and relevant Australian Standards and NCC 2022. Further, fire test water will be supplied 
from the fire tank and circulated back to the tank in a close looped system in accordance with the Basix certificate and industry best 
practice. 

 
Sewer  
 
The estimated daily sewer discharge has been calculated to be approximately 40.38kl/day with a peak discharge rate of 
approximately 7.36l/s (Refer to Table 1) 
 
The Notice of Requirements issued by Sydney Water Corporation (SWC) 18.01.2023 states the existing 225mm sewer 
main and 225mm vent line within the site conflicts with the development and will be required to adjust/disuse/relocate 
those assets. Refer Appendix I & Appendix II 
 
Figure 8 Sewer Requirement from of SWC NOR 
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Stormwater Drainage   
 
Waverly Council’s Condition of Consent N0. 36 outlines the requirements for providing a stormwater drainage system 
for the site. (Appendix IV) 
 
The significant items of the conditions include: 
 

• The inclusion of 2x On-site Detention (OSD) systems designed to meet the requirements of Councils. ‘Water 
Management Technical Manual 2021’. Our calculations indicate a Site Storage Requirements (SSR) of 41m3 
for tank A and 36m3 for Tank B contained within a cast-situ concrete tank and a maximum Permissible Site 
Discharge (PSD) of 41.52l/s for tank A and 34.46l/s for tank B, for all storms up to the 20yr storm event. 
(Appendix V) 
 

• The Rainwater reuse system has a 50yr design life 
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Water Quality Treatment  
 
Council’s ‘Water Management Technical Manual 2021’ requires a reduction of 80% Suspended Solids, 55% 
Phosphorous, 40% Nitrogen and 90% Gross Pollutants from the sites stormwater discharge. 
A water quality treatment model (MUSIC) was prepared by Urban Asset Solutions. In order to meet councils objectives 
a treatment train inclusive of Litter baskets, gross pollutant trap including reactive filter media pillows have been 
provided.  

  
Figure 9 MUSIC Model Summary 

 

 
 

 
 

5.0 CONCLUSION 
 
The proposed development complies with the requirements set forth by the relevant authorities having jurisdiction over 
the project including the Basix Certificate and Water Quality Modelling Results.  
 
Complying with Council DA Condition 36 will reduce the site's stormwater discharge rate, thereby lessening the load on 
Council's existing stormwater infrastructure. Additionally, constructing an extension of the existing system will help 
minimise gutter flows to adjacent properties. 
 
The measures outlined in the BASIX Certificate aim to reduce water consumption by specifying low-water-usage tapware 
and fixtures, harvesting rainwater for reuse in irrigation, and recirculating fire test water from the fire tank. 
 
Following the requirements outlined within Water Quality Modelling report will reduce contaminants in the receiving water 
ways. 
 
With the implementation of the proposed mitigation measures, the remaining impacts associated with the development 
are appropriate and acceptable. 
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APPENDIX I – SWC NOTICE OF REQUIREMENTS 
 

           

                        
 
 

 
Source: Sydney Water Notice of Requirements dated 18.01.2023 
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APPENDIX II – SEWER AND WATER MAINS DIAGRAM 
 

 
 
 
 
 
Source: Sydney Water Map, Dial Before You Dig 2021 
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APPENDIX III – BASIX CERTIFICATE 
 

 
 
Source: Vipac. 
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APPENDIX IV  - DA CONDITION 19 
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APPENDIX V – OSD CALCULATION SUMMARY 
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APPENDIX VI – STORMWATER DRAWINGS 
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APPENDIX VII – SITE SERVICES DRAWING 
 

 


