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EXECUTIVE SUMMARY

This report wos prepored to respond Io ilem 2.2 ond item 3. ì of lhe Dhector Generol's Environmeniol

Assessment Requ¡rements (DGEARs) (doted 23 November 2009), which ore copied below.

Item 2 2

Demonsfrofe fhe consislency of the proposed subdivision design ond loyout w¡th the North

Coosf Urbon Design Guide/ines, Coosfo/ Design Guide/ines for NSW, NSW Coosloi Pol¡cy 1997

ond SEPP 7l - Coosfo/ Protection

The ports of These guidelines ond policies relevonl to The scope of lhis report ore principolly

concerned with the following (refer Appendix B):

¡. Thot ihe chorocter of lhe surrounding oreo is mqintqined through opproprioTe subdivision

loyout, building he¡ght ond scole, selbocks ond streelscopes, ond relenlion of views to

significonl londscope feoture;

ii. lhoi lhe scenic volues of lhe locol oreo qre mqinioined lhrough the locotion of new ond

exisTing open spoce; ond

iii. Thot quolity v¡ews ond visios from streets ond public ploces ore protected by ovoiding
obslrucTion from built form ond reloting buildings lo iopogrophy.

lfem 3. I

Demonsfrofe lhol fhe subdivision design ond loyout of lhe dweilings is obie to preserve fhe

scenic vo/ues of lhe oreo, in porliculor the ¡ntegr¡ty of the rídgelinet ond the yiews ond
environmentolguol¡fies of Terronoro Broodwoter ond the odjocenf SEpp t4 Wettond.

ln response io these DGEARs, this reporï found:

i The visuol quolities of ihe siie which conlribute to the scenic volues of the locol oreo ore o

result of:

. lhe voried lopogrophy;

. lhe rurol londscope volues exisling on lhe siie;

. ond some stonds of vegetoiion on lhe sile.

ii. The extent of impoct lhot the proposed development could hove on The scenic volues of
the locol oreo would be limiled becouse:

. lhe site hos o limited visuol cotchmeni

' the zoning of lhe mojority of lhe sile for residenTiol development meons on
informed residenl would reosonobly expecl some form of residentiol

developmenl on the sile

iii. There ore no ridgelines on the sile thot moke o significonl coniribut¡on to the scenic

volues of The oreo.
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The proposed developmenT seeks lo mointoin the topogrophicol quolities of the site by

limiting lhe olterotion of lhe londform to ensure il retoins the some generol structure ond

oppeoronce.

From most vontoge poinTs ihot toke in views of lhe sile ond surrounding londscope, The

future buili form on ihe subjecl siie w¡ll oppeor os o logicol exïension of exisTing residentiol

developmenl, ond will nol encrooch upon the noturol londscope elemenls of lhe locol

oreo.

vi. The open spoce designotions incorporoled into Ìhe proposed developmenl will oid in

breoking up the future bu¡lt form, moinloin visuol conlinuity of noturol ¡ondscope

elements, ond moinloin scenic volues of The locol oreo.

vii. The controls thol will be implemented lhrough lhe Living Design Guidelines ond stolulory
plonning inslrumenls will ensure thol fulure builT form on lhe sile will be of o scole, loyoul,

ond oppeoronce consistenl with surrounding residentiol developmenf, ond will thus be

consistent wilh the chorocier of the locol oreo.

vii¡. The only views thot would poientiolly be obslrucled or limited by the proposed

developmenl would be views enjoyed by trovellers ond residences olong Froser Drive,

Porkes Lone ond Morkei Porode. W¡th regord to views from residences olong Froser Drive,

il is unlikely ihol ony fences, wolls, or future built form on the s¡le would offect views from

these residences in ony significont woy. The proposed developmenf would offecT views

of Trovellers olong Froser Drive, who currently enjoy on open view ocross lhe site os lhis

view would be obstrucled by fencing ond fulure builï form olong the Froser Drive

boundory of fhe site. However. this loss of views would be cons¡sleni with whoT would be
likely lo occur from ony lypicol residentiol development of ihe sile. This is deemed To be

on oppropriote view shoring outcome ond so lhe proposol con be seen to comply with

the relevont plonning provisions ond guidelines.

ix. V¡ews from lhe locol oreo lo significonl londscope feotures (such os the ridge 1o the south

of lhe siie, or the Broodwoter. will be moinfoined.

For Ihese reosons, lhe proposed developmen.i con be seen to sotisfy the provisions roised in DGEAR5 2.2

ond 3.1 ¡n so for os ¡t reloTes to visuol ¡mpocts. ln oddiTion to ihe ossessmenl of the proposol ogoinsi lhe
provisions of DGEARs, Th¡s report ossessed the proposed development ogoinsT The relevonT plonning

instrumenls ond found thot lhe proposol would sotisfy lhose provisions reloiing to scenic omenily,

chorocïer, ond views.
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I. INTRODUCTION

l.l Scope of Reporl
LVO' Architeclure hos been commissioned by lhe AppliconT (Meiricon Qld Pty LTd) to prepore lhis

report to ossist with ossessment of the impocTs of The proposed developmenl on the visuol environment.

The proposed developmenT ¡s o 321 lot subdivision (317 residenliol lois. 2 public reserve lois, ì dro¡noge

reserve, ond I community lot) proposed for lond described os Lot I D? 304ó49 , Lot I DP I 75235, Lot 1 DP

781687 , LoI 2 DP 778727 , Lot I DP 781 697 , Lot I DP I ó9490 ond Lots 40 ond 43 DP 25441 6 on Froser Drive

ond Porkes Lone, Tenonoro.

Specificolly, this reporl seeks To respond toitem2.2 ond iïem 3.1 of lhe Direclor Generol's Environmentol

Assessment Requiremenis (DGEARS) (doled 23 November 2009), which ore copied below.

Item 2 2

Demonslrole fhe consislency of lhe proposed subdivision design ond loyout w¡lh lhe Norfh

Coosl Urbon Design Gu¡dei¡nes, Coosfo/ Design Guide/¡nes for NSW, NSW Coosfo/ Pol¡cy lggT

ond SEPP 7l - Coostoi Protection.

The ports of these guidelines ond policies relevont to the scope of ihis report ore principolly

concerned wilh lhe following (refer Appendix B):

iv. lhqT fhe chorocter of lhe sunounding o¡'eo is moinToined lhrough oppropriote subdivision

loyout, building heighi ond scole, setbocks ond streeiscopes, ond retention of views lo
s¡gnif ¡cont londscope feoture;

v. lhot lhe scenic volues of The locol oreo ore moinÌo¡ned lhrough fhe locotion of new ond

exisTing open spoce; ond

vi. ThoT quolity views ond vistos from streels ond public ploces ore prolecïed by ovoiding

obstruction from built form ond reloting buildings lo Iopogrophy.

/tem 3. I

Demonsfrote lhot the subdivision design ond loyout of the dwe/iings is obie /o preserve the

scenic vo/ues of the oreo, in porticulo|lhe integrity of the ridgelines, ond the views ond

environmentol quolities of Terronoro Broadwoler ond the odjocent SEpp t4 Wettond.

ln response io the informotion requested in lhe DGEARs. this report first describes the visuol quol¡ties of
fhe sile ond surrounding contexl (including views, chorocter, ond scenic omenity) lhen determines the
likely impocts the proposol will hove on these visuol quolities. The report will olso discuss relevont

plonning instrumenTs To oscerloin the exteni of complionce wifh relevont provisions.
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8 This reporl is to be reod in conjunclion wiïh the drowings ond olher moleriol submitted wilh the

opplicotion.

9 The plons of development rel¡ed on in lhis reporl ore:

¡. Drow¡ng No.s: 18053 B. Sheets I - 8 Rev G, prepored by B&P Surveys ond Brodlees

Consulling Engineers, ond dqted l1/03/2010

TVO'ARCHITECTURE
Vlsuol lmpocl Assessmenl
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2. THE SITE & ITS CONTEXT

2.1 Descriplion

2.1.1 Gene¡ol

The subject sile is porl of o lorger developmenT oreo in Tenonoro (hereofler referred io os the "Altitude

Development Areo") which is ¡ntended to occommodole lhree sloges of residentiol developmenl. The

subjecl site (hereofTer referred io os The "Altilude Aspire" siie). being lhe oreo which w¡ll occommodole

Sloge I hos on oreo of 35.1 heclores ond is occessed from Froser Drive, Porkes Lone, ond Morkel

Porode. Froser DrÌve bronches off Terronoro Rood, which ¡s one of the principol orteriol roods ïhrough

lhe locol oreo.

The Alfiiude Development Areo is q lorge greenf¡eld sile extending south from the soulhern edge of the

Terronoro Broodwoter. The Allitude Aspire site is locoied ol the eostern port of The Altitude

Developmenl Areo ond is odjocenf to existing deloched residentiol developmenl.

Lond suffounding lhe Alt¡lude Aspire site (refer Figure I ) ¡ncludes:

i. undeveloped lond covered by riporion vegetolion (lo fhe north of the site);

ii. formlond (to the west of lhe sile);or

iii. deloched residenTiol development (lo The south ond eost of the sile).

2.1.2 Londform

Teíonoro Rood roughly follows olong The lop of o locolised ridge extending from Bonoro Poinl to lhe

eost ond for some dislonce 1o The west. The ridge seporotes the Terronoro Broodwoter from the

Terronoro River ond defines the norfhern exlents of lhe Murwillumboh ploins lo the south. The Allilude

Development Areo is iocoted on the northern slope of ihe ridge os iT slopes down lo lhe Broodwoler

(refer Figure I ).

As well os hov¡ng o relotively steep slope from the ridge down to lhe Broodwoter, the säe ond odjoining

lond is olso highly unduloT¡ng, shoped by spurs ond volleys. This sieep, highly unduloling londform ond

the woler bodies of the Broodwoter ond ihe Tweed River ore The principol chorocter elemenls of the

locol oreo.

There ore two moin r¡dges which define the western ond eostern edges of lhe site. Whilsi these r¡dges

ore struclurolly significont ollribuTes of the site, they ore not visuolly prominenT when viewed from locol

vontoge points. The ridge def¡ning the wesiern edge of the site (extend¡ng north from Porkes Lone) is

not lorge enough or dromqTic enough lo be visuolly prominent. ond lhe ridge defin¡ng the eostern

edge is lroversed by Froser Drive ond exisling residentiol development (on lhe eosiern side of Froser

Drive).
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The topogrophy of the oreo ond the Broodwqler creote something of on omphitheolre effect which

mokes the Altitude Asp¡re siTe visible from o number of vontoge poinTs in o locol oreo to the north of the

ridge, buT from few vonloge points beyond the topogrophy which defines the omphilheolre.

Figure 2 - Overloy of Allitude Asp¡re siTe oreq
(opproximote) over oeriol photo.
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Figure I - Overloy of Allilude Aspire siie oreo (opproimole) over oeriol pholo.
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2.1.3 Existing lond Uses on lhe Sffe

The mojority of fhe Altilude Aspire sile hos previously been cleored for ogriculturol octivity. Presently

there is no octivily on lhe site, buT iT slill oppeors os cleored poslorol lond (refer Figures 2 & 3). Some

sheds/buildings exist olong Froser Drive ond neor lhe wesTern boundory of the site, but w¡ll be removed

Io occommodote The development.

2.1.4 Exlsling Vegelotion

The Altitude Aspire siTe is olmost enlirely cleor of visuolly significont vegelolion. There ore some

windbreoks seporoting postorol fields, ond some smoll potches of visuolly significonl vegetotion

scollered ocross lhe site, some of which ore going io be incorporoted into proposed open spoce

oreos. s¡milorly, on o¡'eo of wetlond on lhe sile will be occommodoted in o proposed open spoce

oreo.

The sunounding londscope to the north ond wesl of the sile is fo¡rly densely vegeloted wilh low riporion

scrub, or stonds of significonï trees in open formlond. The surrounding londscope to the eost ond souTh

occommodoles potches of lrees on residenliol properi¡es ond porklonds.

2.2 The Visuol Colchmenl of lhe Sile
As described obove lhe londform of the locol oreo creotes on omphitheoire effecl meoning the sile.

os with most properties locoted on slopes extend¡ng up from lhe Broodwoier. hos quite on exiensÌve but
locolised visuol cotchment.
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21 Specificolly, lhe Altitude Asp¡re site is visible from o number of elevoted vonioge poinls on slopes

oround the BroodwoTer (io ihe north of fhe sife) but is nol visible from mony vontoge points beyond ihis

locol oreo os views from more dislonf locolions, such os Twêed Heods South, Bilombil, or locoTions to Ihe
soulh. which ore obstructed by topogrophy or vegetotion. The limiled extenl of the visuol cotchmenl

obviously direclly offecls lhe poleniiol for visuol impocts. Figure 4 illustroles The extent of lhe visuol

coichmenT of the Allilude Aspire site. Appendix A ¡ncludes photos from representot¡ve vontoge points

in the visuol coTchment.

It is worih noling thot Ihe site is probobly nol visible from the Pocific Highwoy ond would nol be visible

from onywhere to the soulh of fhe ridge defined by Terronoro Rood. Also, due to The topogrophy of the
site (specificolly, The woy il slopes owoy from odjoining roods), ond the ex¡st¡ng screening oround The

edge of the sile, views from Froser Drive. Terronoro Roqd, ond Porkes Lone ore limiled lo glimpses lo
ports of the sile. lt is olso worlh noting thol, due lo the londform of lhe locol oreo. most views to lhe site

toke in o w¡de view which incorporotes surround¡ng residentiol development ond o wide ronge of lond

uses (refer Figures 5 - 7). These v¡ews olso usuolly toke in some of The nolurol londscope oreos

assoc¡oied w¡th the Broodwoter.

From most vonloge points in lhe visuol cotchmenl the s¡te con nol be seen in ils entirefy, ond from

monyvontogepointsonlyosmoll poriof thesiteconbeseen(suchosAppendixA,FigureAl0). From

most vontoge points in the visuol cofchment lhe mosï memoroble ond obvious elements ore: the ridge

beh¡nd the s¡te; contiguous rurol londscopes; olher ridges in the oreo; ond the Broodwoter ond
ossocioted londscope elemenls.

F¡gure 3 - View north ocross s¡te from Porkes Lone
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Figure 4 - Approximote extenl of visuol colchmenl of the Altilude Aspire site.
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Figure 5 - Aeriol view from Tweed Heods, lowords the site.

Figure ó - Aeriol view from Bilombil Heights, lowords the sile.
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2.3 Visuql Quolilies ond Amenily
The Tenonoro oreo, includ¡ng the Broodwoter ond lhe Tweed River hove porticulorly high scenic
quolities, owing principolly 1o Ihe voried ond dromolic londforms, lhe bush clod slopes. ond The cleon

ond vegetoted woter bodies. This description is porliculorly true for ihe lond oround the ridge defined

by Tenonoro Rood - the slopes upon which lhe siTe is locoled.

The Tweed Shire Scenic Londscope EvoiuoTion (Brouwer ì995), mokes lhe following commenis

regording the Shire Londscope ldenlity (Volì , p 2):

Ihe /ondscope wifh ils high d¡vers¡ty of londform ond vegetofion pofterns, predom¡nontty noturo!

chorocter ond frequent views of woter, either of lhe coosf or rivers generolly hos o high scenic

quol¡ty.

Ihe noluro/ /ondscope sfrucf ure of the Tweed Shire is frequenf ly open lo wide views ond ¡s h¡ghty

/egib/e lhe volconic co/dero compris¡ng fhe f/of lwee d R¡ver Volley w¡fh the distinctive, sfeeply

rising Mf worn¡ng in the cenfre, ond fhe dromotic bockdrop of lhe "scenic r¡m" World Heritoge

ronges, the cho¡n of beoches befween rocky heodlonds oiong fhe coosf/ine, ond ihe

unduloîing lower coosloironges ore often cleorly in view

Figure 7 - Aeriol view from Tenonoro, lowords The site.
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For this reoson, the iondscope ploys o dominont ond ¡mpodont role ¡n the Shire ¡denttty ond

/moge.

The Tweed Shire's DCP 2008 Port A5 - Subdivision Monuol requires thot The proposol does not delroct
from ond will contribute lo the s¡gnificont londscope chorocteristics of lhe sile identified in ihe Tweed

Shire Scenic Londscope Evoluotion -1995).

The Londscope Evoluoiion goes on lo define the site os being within lhe Tenonoro Unit of The Terronoro

Dislrict. This un¡1 hos been identified os hoving o High scenic quolity. The report mokes the following

relevont commenls obout eoch designolion:

For lhe Terronoro DisfricT

i. The Tweed River ond Broodwoter ore identified os Significont FeoTures;

ii The Pocific Highwoy ond Terronoro Rood ore idenlified os Designoled Scenic Roules;

iii. The high degree of nolurolness to the north-west ond Terronoro esluory scenes controsl to

odjocent Queenslond ond form o scen¡c ond environmenlol goTewoy to lhe lweed Shire.

iv. Scenic monogement should mointoin lhe noturol setting of lhe Broodwqier wiïh

monoged development.

v. There is o need to develop o green ond scenic seiting for The intensity of residentiol,

recreolionol ond commerciol development desired.

vi. Ridges. gullies ond woiers edge ore to reio¡n o noturol londscope chorocfer.

For the Terronoro Unil

i. The Broodwoter, including the islonds ond noturol foresTed shoreline ore nolurol

londscopes feotures, os ore Terronoro Creek, ond remnont tree groves omongst forming

or semi-urbon oreos.

ii. Terronoro Rood, Bonoro Hills, ond Bilombil Heights ore idenlified os Observer Points.

iii. Scenic monogement should moinloin the noturol visuol focus by mointoining

Broodwoter edges ond selting os noturol.

iv. Development should be contoined by keeping noturol londscqpe elemenls ond
sTructure dominonT throughout the unit.

v. Pocific Highwoy is ident¡fied os on Observer poinl;

An ossessmeni of the visuol cotchment confirms ihof the visuol quolilies of The site ond surrounding oreo

ore sl¡¡l consistent wilh those idenlified Ìn lhe Londscope Evoluotion, despite lhe significonl omouni of

development thol would hove occuned s¡nce The documeni wos prepored in 199S.

Specificolly, ¡l con be seen thot the following elemenTs contribute most significontly fo the quoliïy ond
omenity of the visuol environmenï, ond Io the chorocter of ihe locol oreo:
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i. lhe vor¡ed lopogrophy, especiolly the ridge defined by Terronoro Rood ond bush clod

slopes, ond the views obloined from ridges ond slopes throughoul the locol oreo;

ii. the Broodwoïer ond Tenonoro Creek. ond lhe nolurol londscope feotures ossoc¡oTed

with these londscope feolures; ond

¡ii. remnont stonds of Trees.

To o lesser degree The remoining rurol londscopes, ond the sense of openness creoted by Them, hove

some cullurol lqndscope volues.

2.4 PlonningDesignolions
ln the Tweed Locol Environmentol Plon 2000 (the "LEP") o seclion ot ïhe northern port of the subjecl site

¡s zoned 7(o) Envkonmenlol Proiection (WeTlonds ond Littorol Roinforesls), wilh fhe remoinder of ihe siie

zoned 2(c) Urbon Exponsion.

The site is olso locoted wilhin the Coostol Zone, os identified in ihe Stole Environmenloì Plonning Policy.

The provisions of ihe relevonT plonning documenls lhot ore relevonl 1o the scope of lhis ossessment ore

summorised ot Appendix B. The ossessment of lhe proposed development undertoken ot Section 4 is

informed by those provisions.

When considering lhe potenïiol ¡mpocis of built form on o greenfield sile, ii is imporlont io keep in mind

the intended use of the siie. lf the sile is idenlified os on oppropriote oreq for residentiol developmenl
(os the subjecT siie is), Then the generol public will hove o reosonoble expeclotion Thol such

development will occur, ond IhoI, os o consequence the noïurol environmenl will be modif¡ed to o
deg¡'ee.
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3. THE PROPOSED DEVETOPMENT

35 A full description of The proposed developmenl (refer Figure 8) will not be provided in this report os i1

hos been comprehensively oddressed in the Plonner's Report (prepored by Dorryl Anderson Consulting)

ond ossocioted documents. Following ore simply some key observoiions relevont to the scope of this

report.

i. The development the subjeci of this ossessment {Allitude Aspke) ìs one sToge of o three

slogeresidentiol developmeni. TheAlt¡tudeAspiresitecoversonoreoof 35.ìHo.

ii. The Allitude Aspire sloge of developmenl comprises o detoched resideniiol subdivision.

cons¡sting of:

. 3 ì 7 res¡dentiol lols, vorying in size from 464m2 lo I ,443m2.

. inlernol roods;

. 13,18ì mz of public open spoce; ond

. 4.ì3 Ho of droinoge reserve.

iii. lhe norlhern port of The Allilude Aspire site includes on eosement for ironsmission lines

ond onolher eosement for o fuïure rood (Broodwoter Porkwoy).

iv. There is o lorge oreo of open spoce ¡ncluded in the enlire Alïilude Developmenl Areo

which will be refoined. Whilsl not idenTified os pori of this opplicotion the proposed

developmenl of the Altitude Aspire sile oreo will be seen wiïhin this open spoce oreo ond

the open spoce will offsel potenliol impocts of development.

v. A number of retoining wolls ond botTers ore locoted through the siie to ochieve relotively

level buìlding ploiforms. The moximum retoining woll height is 3 metres. Where The wolls

exceed 3 metres in heighi ihey ore siepped lo incorporoTe londscoping beiween the
woll steps (e g. lwo liered wolls olong lhe southern boundory of sfoge S).

vi. The stepping of plotforms down The site lessens The need for lorges scole londform

modificotion.

vii. Due to the exlenl of eorthworks, none of lhe exisling vegetoiion through the port of the

site Thot will occommodole residentiol lots w¡ll be reloined

vii¡. The port of lhe site zoned Environmentol Proiection will be retoined os environmenTol

open spoce ond will nol occommodole ony of the proposed residenfÌol lots.

ix. The remoinder of ihe sile will be deveioped wifh deioched housing lots, open spoce, ond
roods. These uses ore ln occordonce wilh lhe Primory ond Secondory Objecfives for Ihis

zone, os defined in the LEP.

x. The opplicotion does not include ony built form excepl for o residents' club (comprising o

gym, pool, courts, elc) neor the cenlre of lhe site, ond o disploy home which will be used

os o soles office (to be locoted on Lot I 103).

xi. Fulure built form will be controlled ihrough the implemenlotion of Living Design Guidelines

which, omong olher things. sei out the foliowing relevonl objectives ond requiremenls of

fulure buill form on ihe sile:

November 201 0
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modificoTion of sile levels ore conioined 1o limit impocls on resideniiol omenify
(such os overlooking), ond To ovoid odverse impocfs on streetscope;

house designs odopt To site lopogrophy;

fences ond wolis do not odversely impocts on the streeTscope;

house design ond seTbock limits disturbonce of lhe streetscope;

buildings ochieve o selbock of ot leosT 5 metres from the sTreet;

building scole is compotible to other development on the s¡te;

built form elemenls which promole neighbourhood chorocler (such os building

setbocks, building height, foçode orticulotion, roof types. ond londscoping) will

be pror¡oted

The Living Design Guidelines olso idenlify inlent to ensure the proposed developmeni

conforms lo the surrounding suburbon chorocler, whilst providing opportuniiies for diversiiy in

building design ond oppeoronce.

Figure I - Site loyou.i plon. Prepored by B&P Surveys
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4. ASSESSMENT OF IMPACTS

When ossessing the extenl of impocts on the visuol omenily of the locol oreo it is imporlqnt to beor in

mind thoi (excepi for the residenis club ond disploy home) the proposed development does not

include the development of ony bu¡lt form, only olterolion of the londscope To occommodote fulure

buill form. However, This ossessment w¡ll. where necessory, cons¡der The impocts of likely fuiure builT

form.

An overview of the provisions ond guidelines reloting to motlers of visuol omenity (identified ot
Appendix B) reveols provisions fhoT ore princ¡polly concerned with:

i. Prolecting the scen¡c omenily ond noturol londscope elemenls which contribute lo ihe

londscope chorocter of lhe locol oreo (nomely, lhe Broodwoter ond ossocioted

londscope elemenls, the dromoTic topogrophy, ond stonds of remnont vegetolion);

ii, Ensuring development is oppropriole to ihe chorocïer of the locol oreo, porticulorly wilh

regord To subdivision loyout, building heighl ond scole, selbocks, ond streetscopes; ond
iii. Ensuring thot development och¡eves on oppropriote view shoring outcome. moinToins

quolily views ond vislos from slreels ond public ploces. ond moinloins lhe existing scenic

quolilies when experienced from scenic rouies.

li is ¡mporlonT to reiferole thol the exTenl of impocTs of ony development is lorgely determined by lwo
foctors:

i. lhe exlent of lhe visuol cqlchment - in this cose the v¡suol co.fchment of lhe siTe is limiTed

To o locol contexT, primorily due lo ihe iopogrophy of lhe locol qreo.

ii. The expectolions of locol res¡denis - in this cose the zoning of the mojorily of the siie for

residenfiol developmenl meons on informed resident would reosonobly expecï some

form of residentiol developmenl on the sile (i.e. ii wouldn't be expected lhot the existing

rurol londscope quolities of 1he subjeci site would be wholly reioined).

4.1.1 lmpocls on Scenic Amen¡ly ond Noturot Londscope Elements

Ps identified in Seclion 2.2 obove, ihe subjecl sile is reolly only visible from o limiled number of vontoge
points oround ihe Broodwqter To ihe norlh of the site.

From mosl vonloge points the site con not be seen in its enïirety, ond from mony vonloge poinls only o

smoll port of the site con be seen. Where mosl of the s¡ie con be seen iT typicolly forms port of o wide
view which tokes in the Broodwoter, lhe ridge ond slopes, ond lorge trocTs of residenïiol developmenl
interspersed w¡th pockets of green spoce.

I.VO'ARCHITECTURE
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ll is obvious thot developmenl on the AlliTude Aspire site will hove some impocT on scenic omenily, os

most greenfield developmenls do, os it w¡ll result in lhe developmenl of lond with rurol ond noTurol

londscope volues. However, some level of impoct is proclicolly on inevitobil¡ty given the zoning of the

s¡Te.

Whol the plonning provisions require is thol developmenl doesn'1 detrocl from the visuol quolities of

noiurol londscope elemenTs such os the Broodwoler qnd ossocioted r¡porion vegeTolion, or on the

topogrophy ond stonds of remnonl vegelolion.

The proposed development seeks to protect the port of the sile which contoins mongrove riporion

londscope ossocioled wiih lhe Broodwoler (i.e. The oreo zoned Z(o) Environmenlol Proteclion) within o
prolected open spoce oreo.

The proposed developmenl olso seeks To mointoin the topogrophicol quolilies of lhe site by limiting the

olterolion of the londform lo ensure iT reloins the some generol structure ond oppeoronce. Th¡s is

ochieved by slepping building ploTforms down The slopes of the site ond minimising lhe need for

reloining wolls (refer Building Pod Loyout ond Section drowings prepored by BrodLees Consuliing).

Whilst ihe two moin ridges on the site (defining the weslern ond eosfern boundor¡es) conTribufe to the

unduloting topogrophy thot ¡s chorocteristic of ihe locol oreo, lhe proposed developmenl of the site

will moinioin The generol siruclure of the ridges ond ony conlribution thot structure mokes.

From most vonïoge po¡nts ihot toke in views of the site ond surrounding londscope, the future built form

on the subjecl sile will oppeor os o logicol extension of existing residenliol development, ond will not
encrooch upon the nolurol londscope elements of ihe locol oreo. The open spoce des¡gnof¡ons

incorporoted into the p¡'oposed developmenl will oid in breoking up Ihe future buill form ond moinloin
visuol continuily of noturol londscope elemenls.

For these reosons the proposed development con be seen io mointoin lhe scenic omenity of the locol
oreo ond thus con be seen comply with the relevont plonning provisions ond guidel¡nes.

4.1,2 lmpocts on Choraclet oi lhe Locol Areo
The chorocier of the focol oreo is inherenlly tied to the elements which define the scenic omenity of the
oreo. The focf thot the proposed development moinToins o number of those elements ensures thot the
chorocfer of the oreo will olso be lorgely mointoined.

The conversion of the existing rurol londscope 10 residenïìol developmenl wili offecT lhe chorocter of
the oreo, but will be consistent wilh whoi is onticipoled for Ihis sile, ond will be consistent (in terms of
subdiv¡sion poftern, bu¡lding scole, sTreetscope ond so on) wilh lhe hisTory ond type of development in

The locol oreo. which is olso pori of the oreo,s chorocler.
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The two moin ridges on the site, ond The topogrophicol elemenïs of The site in generol. ore not visuolly

prominenl ot o locol scole ond do noT moke o significont contribulion to lhe chorocter of lhe site.

Development of these ridges will therefore not hove o significonl impoct on locoi chorocter.

For these reosons the proposed development con be seen to mo¡ntoin ond enhonce locol chorocter

ond identiTy ond thus con be seen lo comply with ihe relevont plonning p¡'ovisions ond guidelines.

4.1.3 lmpoclsonViews
The following Seclion provides o summory of lhe view shoring ossessment process provided in the

Preliminories (Plonning Principles) of lhe Resident¡ol & Tourist Code of the Developmenl Control Plon.

This provision is concerned with the obslruction or limiiing of views to londscopes beyond ihe sile, roTher

thon views 1o the sile.

The only v¡ews thoT would potentiolly be obstructed or limiled by the proposed developmenl would be

views enjoyed by trovellers ond residences olong Froser Drive, Porkes Lone ond Morket Porode.

With regord Io views from residences olong Froser Drive. becouse these res¡dences ore seporoted from

the site by o rood, ore elevoted obove the site. ond becouse the sile slopes owoy from the rood, ¡l is

unlikely thol ony fences, wolls, or fulure buill form on the siTe would offecl views from these residences in

ony significonl woy.

The proposed developmenT would offect v¡ews of trovellers olong Frqser Drive, who currenily enjoy on

open view ocross The site (refer Appendix A, F¡gure A4), os lhis view would be obslrucled by fenc¡ng

ond future built form olong the Froser Drive boundory of lhe site. However, this loss of views would be

cons¡stent with whol would be likely lo occur from ony typicol residentiol development of the siie.

There ore o number of residences olong Porkes Lone ond Morket Porode who currently enjoy open
v¡ews ocross the sile ond whose views moy be sl¡ghlly obslrucled by future buill form resulting from lhe
proposed development. However the extenl of view obslruclion would be reduced by lhe heighl
difference belween lhe proposed loTs ond odjoining propert¡es. Seclion 3 of Drowing No SK2ZS2

(prepored by BrodLees Consuliing shows thol the building plotforms of the proposed lols odjo¡ning

res¡dences olong Porkes Rood will be o1 leosT ó melres lower thon odjoining lots to lhe south. A Typicol 2

storey house would nol exceed 8.5 melres in height ond so it is likely thol lhe odjoining residences

would look over lhe roofs of future buill form on lhe subjecl site.

This is deemed to be on oppropriote view shoring oulcome which will odequotely moinToin quolily
views from privole ond public ploces ond so the proposol con be seen 1o comply with the relevonl
plonning provisions ond guidelines.
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5. CONCTUSTONS

The proposed development the subject of this ossessment is lhe firsl sloge of o ihree stoge residenliol

developmenl (the Alt¡tude development]. The entire developmenT oreo includes the retention of open

spoce wilhin ond belween the three stoges of development.

The developmenl of Stoge I will benefit from the extensive omount of open spoce included in the

enïire Allilude Developmenl, olthough none of thot open spoce is included os port of the opplicotion.

The locol oreo hos o number of significont visuol quolities. mostly reloting to the dromot¡c londform, lhe

Broodwoter ond its ossocioTed londscope. ond the existing rurol londscopes ond stonds of remnont

vegetolion.

This repod sought To respond lo ilems 2.2 ond 3.1 of lhe DGEARS (doled 23 November 2009) os well os

other plonning inslruments. These provisions ore principolly concerned with:

i. Protecl¡ng the scenic omenily ond nolurol londscope elements which conlribule lo the

londscope chorocter of the locol oreo (nomely, the Broodwoter ond ossocioled

londscope elemenïs, lhe dromoT¡c lopogrophy, ond stonds of remnonl vegetotion);

ii. Ensuring development is oppropriole to lhe chorocler of the locol oreo. porficulorly with

regord to subdivision loyout, building heighT ond scole. setbocks, ond slreetscopes; ond

i¡i. Ensuring lhol development ochieves on oppropriote view shoring oulcome, mointoins

quolily views ond visios fror¡ streets ond public plqces, ond mointoins the exisling scenic

quol¡ties when experienced from scenic routes.

ól This ossessmenl found thol fhe proposed developmeni, whilst it will result in the conversion of o rurol

londscope, wiil ensure thoi thol

i. londscope elemenTs which contr¡buIe to the scenic omenity ore mointoined;

ii. the loyoul ond scole of buiil form will be consislenl with surrounding residenliol

developmenT ond so will be consístent wiïh The chorocter of lhe locol oreo;

iii. lhe chorocter of The site will be moinloined through the proteclion of significoni

londscope elemenl ond the generol topogrophic sTructure of lhe siTe; ond

iv. imporlonl views ond vislos ore odequotely prolecled, including lhose beyond the site to
significont londscope f eotures.

Th¡s report olso found thol, given lhe zoning of lhe sile. lhe visuol impocts resulting from the conversion

of the rurol londscope would be expected from ony development of the sile ond lhot os o
consequence of îhe meosures token lhe proposed development represents o contexiuolly responsive

design oulcome thol would sotisfy lhe requ¡remenls of the opplicoble plonning provislons ond
guidelines reloling to mollers of visuol omenity.
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ó. APPENDIX A: Pholos Represenling Views from VisuolColchmenl

Figure Al - View io site from Porkes Lone

tVO' ARCHITECTU RE
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Figure A2 - View lo sile from Porkes Lone.
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Figure A3 - View lo site from Porkes Lone, neor Froser Dr intersection.

Figure A4 - View ocross sile from Froser Dr
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Figure A5 - View to site from Froser Dr, eosï of siie.
NoTe: Rood ¡s stroighT buf oppeors curved due To stitching Iogelher of phofogrophs.

Flgure AZ - View To sile from Froser Dr, norfh of site
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Figure Aó - View lo site from Amoroo Dr
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Fìgure A8 - View to sile from Chompogne Dr

Figure A9 - View to siïe from Botonicol Cct
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Figure Al0 - V¡ew io siïe from Tenonoro Dr

Figure Al I - View lo siie from Mohers Lo
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Figure Aì 2 - View Io siTe from Bilombil Rd.
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Figure Al3 - View to sile from STeombool Cl
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F¡gure Al4 - View lo site from Lokeview Tce
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Figure Al5 - View to site from Broodwoter Esp.
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Figure Al ó - View to site from Scenic Dr

F¡gure Al Z - V¡ew to site from Koringol Ave.
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Figure Al8 - View lo siie from Koringol Ave.

F¡gure Al9 - View to site from Ponoromo Dr
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7. APPENDIX B: Plonning Provisions

7.1 Slole Environmenlol Plonning Policy No. 7l - Cooslql Proleclion
As lhe subject sile is locoted wÌlhin Ihe designoted "coosïol zone", it is subjecf to lhe provisions of lhis

Plonning Policy.

The following Aims from Port l, Section 2 ore relevont 1o lhe scope of lhis repori:

le/ to ensure fhof fhe visuol o men¡ty of the coosf is prolecfed, ond

/kf fo ensure thot fhe tYpe, bulk, scoie, ond s¡ze of deve/opmenf ore oppropriote for the
/ocotion ond protect ond improves fhe noluroi scen ¡c quol¡ty of lhe surrounding oreo . ..

The followÌng Moiters for Considerotion from PorI 2 ore olso relevont to The scope of this reporl:

(d) the su¡tob¡l¡tY of development given its type, tocøtion ond design ond ifs reiotionship

wifh fhe sunounding oreo,

(f/ fhe scenic quo/ifies of the New South Woles coosf, ond rneons to protect ond improve

these quo/ities.

7.2 Tweed 4/24 Slrolegic Plqn 2OO4-2O24

The Stroiegic Plon is o "...'whole of Shire', 'whole of Counct|strofegy lhof shows how lweed Shire

Counc¡lw¡ll go obout monoging fhe lweed over lhe next twenty years."

The STrotegic Plon speoks foirly generolly oboul communily volues, strotegic themes, indicoTors ond so

on, but does idenlify some objectives relevont Io the scope of this report seeking Ìhe protection ond
enhoncement of the Shire's scenic londscopes ond omenity.

7.3 Tweed tEP 2000

A section oT the norihern port of lhe subject site is zoned 7(o) Environmentol Proteclion (Wellonds ond
Liltorol Roinforesis). wiïh the remoinder of lhe site zoned 2(c) Urbon Exponsion.

The port of the site zoned EnvironmenTol ProTection will be moinloined os porkwoy ond nol
occommodote ond proposed development.

LVO'ARCHITECTURE
Visuo¡ lmpoct Assessmenl

70 The LEP idenlifies lhe following relevonl Secondory Objeclive for development in zone Z(o)

Environmentol Prolection:

7l

. fo protecl fhe scenic volues of wef/on ds ond !¡ttorol roinforests.

The remoinder of the siie will be developed wilh detoched housing lots, open spoce, ond roods. These

uses ore in occordonce with The Primory ond Secondory ObjecTives for Ihis zone, os defined in fhe LEp.

7.4 Tweed Shire DCP 2008 Port A5 - Subdivis¡on Monuol
This document most comprehensively ond specificolly sets the provisions ond requiremenls for The

proposed developmenT. Section 45.4 Urbon Subdivision Design Guidelines ond Developmenl Stondords

¡s the section relevonl lo the subjecl site ond proposed developmenf. The requiremenls ond provisions

relevoni To lhe scope of lhis repod ore copied ond oddressed below.

73 Section A5 4.4 Phys¡col ConsTroinls identifies, omong other things, on objeclive lo:

e./ Io preserve fhe visuo/ quolity of the noturol londform ..

74 Section 45.4.5 Env¡ronmentol Conslroinls requires. omong oTher.things, f hoï:

' Ihe neighbourhoods ond subdivision design shouid protecf fhe iondscope chorocter
of the locolitY bY contnbutîng io fhe scenic omenity of the londscope ond the
dist¡nct ident¡ty of the oreo.

' Neighbourhood ond subd/vision design musl profecf fhe visuo/ iondscope chorocter
of fhe tocol¡ly

75 Section 45.4.ó Londform¡ng requires, omong olher Things, thoi:
. Proposol to olter noturol londform must:

o ..

o Preserve the visuo/ chorocter of the londform os viewed from within ond
oulside fhe sife.

Zó ln oddition, lhe Subdivision Monuol requires preporotion of o "scenic lmpocl Assessmenl Repori,,which:

' demonslrotes thot the proposol does not detrocl from ond will contribule to lhe
significonT londscope chorocleristics of the site (see Tweed Shire Scen¡c Londscope
EvoluoTion -l 995, Cotherine Brouwer);

o illustroles the noture ond vis¡b¡lity of The proposol from both wiihin fhe site ond from
significonl viewpoinls ouïside the sile; ond

' deloils the locol urbon or cullurol conlext in regord to townsh¡p ond scenic-culturol

identity.
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7 -5 Cooslql Design Guidelines Protect tocotviews ond vistos throughout ond surrounding the sefftement from pubtic

relevont 1o lhe scope of th¡s report ore copied below. slreel ond,ocoi conlext.

port t, ttem2 visuo/ Sensitivity 7.6 North Coqsl Urbon Design Guidelines
(o)Thevisuol chorocterof citiesisprofecfedondconsisfsof; Z8 Requirement 2.2 ot The DGEAR seeks demonstrolion Thoi the proposed development sotisfies the

- v¡ews of pub!îc reserves ond conservofion oreos relevqnt provisions of the North CoosI Urbon Des¡gn Guidelines 2008. Within these gu¡delines Tweed

-viewsondyistosfrom ondtothe coosf,riyers ondotherwoterbodiesond Heods is identified os o regionol cenlre. The provisions of the Guidelines which ore relevonl 1o the

coosfo/ yegefolion scope of lhis report ore cop¡ed below.

- yiews ond visfos of heodionds, escorpmenfs ond mounloins o nd other noturol
feolures. Princ¡ples to opply to oll future development

Reinforce originol subdîvisîon potterns ond streetscopes fhol chorocferise the seff/ement,
Pad l' ltem 5 BuÌ/dings mointoin consislent setbocks frorn front ond rear lols ¡n /ow densify oreos ond confinuous

street ond owning edges olong core slreefs/perimeters of moibr blocks.
ffl Heights ore subjecf lo p/oce-specific urbon design New deve/opment is oppropriore
lo the predominonl form ond sco/e of sunounding deve/opment leífher present o r Moinfoin oxes wiih views ond vistos ,owords wofercourses and surrounding notural
f uture), surround¡ng londîorms ond lhe visuo/selling of the seft/emenf. /ondscope. .

Poi 2, Section 2.2, ltem I

Locole ond connect new ond exisfing open spoces which protect ond mointoîn

(b) the noturol ond rurol setting of fhe setf/ernen t inctuding fhe scenic vo/ues of fhe yjsuol

cofchmenf.

Port 2. Sectîon 2 4. ltem 6

Allow f or chonges on privote /ond whilsf vo/u¡ng the guoiities of individuo/ sfreets

includ¡ng:

e. vislos ond view conidors

Port 2, Section 2.5, ltem I
Profecf views from public ploces ond sfreets by mo¡nto¡ning consistenl sefbocks o/ong
slreels ond nof piocing buildings in v¡ew corr¡dors

Port 2, Sect¡on 2.5, ttem g
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