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Purpose of this report

Richard Lamb and Associates (RLA) have been appointed by Cranbrook School to provide independent 
visual assessment advice in respect of an SSD Application, to the NSW Department of Planning (DPE) 
as the consent authority, for redevelopment of part of the School site (the Site).

Richard Lamb and Associates (RLA) have extensive experience in visual analysis and visual impact 
assessment of projects ranging from individual residences to urban release areas.  The company 
specialises in landscape assessment, landscape heritage conservation, visual impacts and strategic 
planning for visual protection and conservation of cultural landscapes. Dr. Lamb, the principal author 
of this report, has 30 years’ experience in development assessment and strategic planning and has 
published articles in local and international journals on perception, aesthetic assessment and landscape 
management. RLA have been engaged to provide independent visual analysis of many Major Projects, 
planning proposals and development applications in urban settings similar to the subject site (the site).

A CV for Dr Richard Lamb, principal of RLA and author of this report can be viewed or downloaded 
from the RLA website at www.richardlamb.com.au.  A summary CV is attached to this document at 
Appendix 5.

This report provides an assessment of the visual effects and potential visual impacts of the changes 
sought in the SSDA on views from adjacent residences and on the immediate streetscape to the Site.  
Changes included in this application in this regard relate to new built form above ground, primarily 
in the south part of the Site. This report also provides certifi cation of the accuracy of the preparation 
of Computer Generated Images (CGIs) in the form of photomontages, prepared to represent the likely 
effects of the proposed built form on view sharing in the private domain east of the Site. These CGIs 
along with fi eldwork and desktop analysis, have helped to inform this assessment.

The SDD includes new built forms and substantial subterranean works such as underground carparking 
and an aquatic centre to be installed below the existing sports fi elds. RLA have confi ned our analysis 
and commentary to proposed built forms that will be visible above ground. Therefore, this report 
primarily concerns view loss and view sharing impacts that would be caused to adjacent dwellings 
as a result of construction of a school hall and Chapel that replaces existing buildings and structures 
within the school grounds.

We observed, photographed and analysed the views and subsequent analysis of aerial imagery to 
determine the likely direction and content of views that could be affected.

We have no comment on compliance with any development controls that do not affect the overall 
height of the building, as these technical compliances are matters for those with town planning 
expertise to address.

Our advice focusses on an analysis of the comparison of the visibility, visual exposure, and visual effects 
on views that would occur as a result of the construction of the SSD application, and is supported by 
analysis of block model CGIs prepared by Architectus, the project architects, in April, 2018. 

The building envelope shown in the block-model CGIs (Appendix 4) refl ects the maximum height, bulk 
and location of built form proposed in the SSDA.
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1.0 The site and surrounding visual context
Cranbrook School Campus occupies all land along the western side of Rose Bay Avenue extending 
to the west and north to meet New South Head Road. Land inside the campus falls broadly from the 
south-east to the north-west so that the highest parts of the school’s landscape and built form are 
concentrated in the south and adjacent to Victoria Road and Rose Bay Avenue. Rose Bay Avenue 
intersects with Victoria Road at a high point from which the landform falls in elevation along the 
Avenue to the north where it intersects with New South Head Road.

The subject site for the proposed built forms is on land that slopes steeply from south-east to north-
west so that the majority of the bulk, height and scale of the Memorial Hall form, will sit below the 
height of higher land to its east and behind the taller Perkins Building. The north end of the proposed 
development projects north of the Perkins Building towards the school’s eastern boundary that follows 
the curve of Rose Bay Avenue. 

The proposal in general terms includes new built forms above ground in the south-east part of the school 
campus, located close to the School’s Rose Bay Avenue boundary. The proposed development includes 
the Centenary Building that is a long building and equivalent to approximately 3 residential storeys in height 
and a single level Chapel building located at the top storey and toward the north end of the Centenary 
Building. This is a simply massed building with a rectangular fl oorplate and fl at roof profi le. The low form of 
the Chapel will appear as a separate pavilion linked to the Perkins Building by a simple fl at-roofed pergola 
structure. A number of mature trees located within the proposed buildings footprint will be removed as part 
of the development.  

2.0 The proposal
The key components of the SSD application that are relevant to view sharing are demolition and 
adaptation of existing buildings and the proposed construction of a new chapel.

Adjacent to the buildings to be demolished and along a change of level between existing building and 
the proposed development Site are a number of mature trees of various species that are proposed to 
be removed. An arborist’s report accompanies the SSDA. The majority of the trees are not considered 
to be signifi cant and many are or weed species such as Chinese Hackberry.

3.0 Existing external visibility of the Site

3.1 Public Domain

In the fi eld of view loss assessment, it is accepted and acknowledged in statutory and non-statutory 
planning that public domain views are given greater weight than private domain views. Public 
domain views are considered as being more sensitive to the potential visual effects and impacts of a 
development because they attract higher user numbers, often for sustained periods of time and in 
some cases they affect locations from which there are viewer expectations of high visual quality and 
character in relation to the composition of views, for example views from a heavily used road such as 
New South Head Road, Sydney Harbour or from Heritage Items associated with the Site or its history.

Figure 1 shows locations from which views have been documented and assessed. We observed that 
the potential visual catchment of the Site in the public domain is small, because of the amphitheatre-
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like topography, existing built form that confi nes inward view opportunities, vegetation and the 
subterranean location of most of the proposed new construction. Figures 2 and 3 are oblique views 
from the south and north respectively. These give a clear indication of the constraints on external views 
that are caused by topography, built form and vegetation in and adjacent to the Site.

Although the Site is potentially overlooked from the higher topography to the south in Bellevue Hill, 
there are minimal view opportunities in the public domain in that locality as a result of the street 
alignments, development pattern, vegetation in gardens and built form, that limit or block views. Views 
from the north-west and north in New South Head Road are limited by existing built form on the Site, 
vegetation within the site and the road reserve and buildings associated with the existing playing fi eld/
oval. There is no signifi cant visibility of the Site from the reserve in the south-west corner of Rose Bay 
north of the Site, and there is only minimal visibility of the upper parts of existing buildings and trees 
from Wunulla Road and New South Head Road in the vicinity of the Heritage listed Police Station.

To the east of the site, the Site is also substantially screened from view from Rose Bay Avenue by 
existing built form and vegetation. Large dwellings in landscaped gardens in Rose Bay Avenue itself 
and between it and streets further east such as Cranbrook Lane and Cranbrook Road block views 
toward the Site. This can be seen on Figures 2, 3 and 4.

3.2 Private Domain

The east side of Rose Bay Avenue includes a small number of individual residential dwellings that 
are orientated to the west and north-west. Those closest to the site and potentially most affected by 
potential visual effects and impacts of the proposed built forms include Nos. 23b Victoria Road, 3, 5 
and 7 Rose Bay Avenue. 

No 23b Victoria Road

This building is located opposite and south of the Perkins Building and south of the subject site on 
land that is elevated signifi cantly above the subject site and above the level of any proposed built 
forms. Further, the building is substantially set back from the boundary behind mature vegetation that 
creates a dense screen. Given its orientation, it is likely that panoramic views from the upper fl oors are 
available to the north-west to north-east. The proposed development would be far below the view lines.

No. 7 Rose Bay Avenue

This dwelling is located adjacent to and across the road in Rose Bay Avenue in the general vicinity of 
the part of the Site proposed for the Chapel building. We observed that the dwelling is set back to 
the south-east on its site behind a tennis court and that the site includes mature vegetation along its 
western boundary (see plates in Appendix 1). There is also some mature vegetation in the road reserve. 
The building is a two-storey dwelling with a roughly rectangular fl oorplate, the western elevation 
of which presents to Rose Bay Avenue. Its longer elevation including associated outdoor terraces, 
pool deck and pool area is orientated to the north, while a port cochere is attached to the south-east 
side. Given its relative elevation, potential views to the west and north from fi rst fl oor locations may 
be available toward or across the existing school grounds and may include features that would be 
considered valuable in the application of the planning principle for view sharing in Tenacity Consulting 
v Warringah [2004] NSWLEC 140 - Principles of view sharing: the impact on neighbours (Tenacity). These 
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potentially include water, land-water interface, whole views and arguably, an iconic view of Sydney Harbour 
and the City of Sydney CBD skyline. 

No. 5 Rose Bay Avenue

This is a two-storey dwelling accessed via a wide sweeping driveway that leads to a port cochere along 
its southern elevation (see plates in Appendix 1). The western elevation that presents to Rose Bay 
Avenue is characterised by Georgian proportions and a symmetrical layout of windows. The dwelling 
appears to sit further forward ie. to the west on its block compared to both of its neighbours. Potential 
views to the south-west, west and north from fi rst fl oor locations may be available across the existing 
school grounds. Substantial vegetation in the garden, on the street , in the road reserve and inside the 
Site are likely to limit views. If these features are ignored, the composition may include features that 
would be considered valuable in the application of the planning principle for view sharing in Tenacity.

No. 3 Rose Bay Avenue

No.3 Rose Bay Avenue is a two storey Spanish style circa 1930’s dwelling used as the Japanese consulate. 
It is located north of the subject site and at lower elevation relative to it. The dwelling is positioned 
toward the rear of the block and is separated from the road by a wide setback, formal gardens and 
an extensive paved forecourt (see plate in Appendix 1). As a result of the deep setback from Rose Bay 
Avenue, the majority of the dwelling is located east of the built form of No. 5 Rose Bay Avenue, so 
that potential views to the subject site will be blocked or if available, would be extremely oblique. 
Further, we observed that the location of mature vegetation in the front yard of No. 5 Rose Bay Avenue 
will provide screening effects in views towards the subject site. In our opinion it is unlikely that views 
over the subject site to scenic or highly valued items as defi ned in Tenacity will be available from No. 
3 Rose Bay Avenue.  

No. 1 Rose Bay Avenue

No.1 Rose Bay Avenue is a two-storey Mediterranean infl uenced dwelling by in a U-shaped confi guration, 
with a fl at front façade to Rose Bay Avenue and two wings that extend to the east, on each side. It is 
set relativly close to the street, with three driveway crossovers and a paved area between its front fence 
and the dwelling. The planning and relationship between the building and its gardens suggests that 
the primary living spaces may be orientated toward the north and rear, on the north and east sides of 
the dwelling, respectively. As the dwelling is on the low part of the street and views outward to the 
north-west appear to be screened by vegetation and built form inside the School Site, it is unlikely that 
the building has access to views of highly valued items as defi ned in Tenacity that would be blocked 
or lost as a result of construction of the development proposed.
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4.0 Views that may be affected

4.1 Public domain

Based on our assessment of the whole visual catchment of the Site in the external public domain, there 
do not appear to be any signifi cant locations where the proposed development is likely to result in view 
loss. The proposed development would be visible in cameo view from a short part of New South Head 
Road in the vicinity of the entrance adjacent to the intersection with Wolseley Road, where there is an 
existing view opportunity adjacent to the heritage listed cricket pavilion. The new structures proposed 
would not block views of any scenic features behind. This is because the proposed built form is low, 
further excavated than some of the buildings to be demolished and backed by existing vegetation to 
be retained or by much taller existing built form that is proposed to be retained.

Views from New South Head Road further to the north-west and north of the Site would be signifi cantly 
screened in the foreground by retained topography and vegetation as is the case in the existing 
situation. The upper parts of the building may be visible in cameo view from the area adjacent to the 
Police Station on the intersection of Wunulla Road and Old South Head Road, similarly to the existing 
situation. The presence of new built form, which would at the most be only partial, would not lead 
to blocking of views of features or items behind, as it is proposed to be low and is backed by taller 
existing development and rising topography on Bellevue Hill, behind.

There would be some visibility of the new built form from Rose Bay Avenue over a very short section 
north of the existing buildings to be retained or adaptively reused. The replacement of existing buildings 
with a new building of predominantly single storey construction would not be likely to signifi cantly 
change the character of the view from the street or cause the loss of view of any signifi cant features. 
Currently, the view across the site from the street is highly constrained by vegetation in the street and 
built form on the Site. Most of the vegetation on the site is proposed to be retained or if removed 
would not reveal signifi cant scenic items beyond the site. 

4.2 Private domain

The proposed development may be partly visible from some of the elevated residences in the Bellevue Hill 
locality to the south and south-west of the Site. However, as the views would be at a downward angle and from 
generally distant and higher locations, it is unlikely that the proposal could cause any signifi cant view loss.

Based on the analysis of visual exposure of the Site above, potential for view loss is considered most likely 
to be confi ned to dwellings in Rose Bay Avenue and to Nos 1, 3, 5 and 7. We analysed the plans and based 
on observations in the street, aided by aerial imagery, concluded the following in relation to dwellings that 
may be aff ected and therefore warranted further investigation.

No. 7 Rose Bay Avenue

Potential views from the ground and fi rst fl oors may include parts of the proposed development. It 
is unlikely that the majority of the Centenary Building will be visible in views, but parts of the single 
level one-storey Chapel may be visible, notwithstanding they will be fi ltered by vegetation that exists 
in the road reserve of the street and within the property itself. The extent of visual effects on the 
composition of views from this dwelling will partly also depend on the amount of vegetation to be 
removed as part of the proposal.
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 Access to views that include scenic and valued composition features, for example Sydney CBD and 
icons such as the Harbour Bridge or Opera House were considered to require further in investigation.

No. 5 Rose Bay Avenue

Potential views from the fi rst fl oor may include parts of the proposed development, for example 
the Chapel, although this is likely to be fi ltered by vegetation that exists within the property and by 
vegetation intended to be retained on the Site. The extent of visual effects on the composition of 
views from this dwelling will also partly depend on the amount of vegetation to be removed as part 
of the proposal and whether scenic and valued features are potentially visible and may be lost.

No. 3 Rose Bay Avenue

This dwelling is further separated from the most visible above-ground elements of the proposed development 
compared to 5 and 7 Rose Bay Avenue and is unlikely to be aff ected by loss of views caused by the 
construction of the Hall and Chapel. However, for the sake of abundant caution, the potential for loss of 
views was considered to require further investigation. 

No. 1 Rose Bay Avenue

This dwelling is less likely that others in Rose Bay Avenue to be affected by loss of views caused by 
the construction of the Hall and Chapel. However as the potential for loss of views was considered 
to require further investigation for other dwellings, this one was included in those requiring further 
investigation.
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5.0 View sharing
We advised Cranbrook School that the most objective method of analysing the likely impact of the 
SSDA on view sharing was by having verifi able photomontages prepared. This requires physical access 
to be provided to dwellings, from which standardised photographs are captured for the purpose of 
preparing certifi able photomontages. The accepted method adopted, as we advised, is compliance with 
the Land and Environment Court of New South Wales practice note for preparation of photomontages 
for use in evidence. The location and RL of the camera used to take the photographs is required to 
be surveyed.

5.1 Request for access to dwellings

To this end we were assisted by Cranbrook School who undertook a letterbox drop of a formal request 
for access (see Appendix 2). All properties on Rose Bay Avenue were targeted. We received only one 
response, a refusal of access, from 3 Rose Bay Avenue. This meant that it was not possible to prepare 
photorealistic photomontage and therefore Computer Generated Images (CGIs) would have to be 
used instead, to analyse the potential view sharing.

5.2 Need for additional survey data

We then advised Cranbrook School that in the absence of physical access to the properties potentially 
affected, further survey information would be required to augment and increase the accuracy of the 
CGIs. This was because two areas of survey information would be missing. The fi rst is the location and 
RL of the camera, which is required in preparing photorealistic photomontages.  The second is the 
location and width of canopy of vegetation, which would be likely to cause signifi cant screening or 
potential blocking of views. This would have been visible in real time photographs but was absent 
from the site survey. Further survey of vegetation inside the Site and road reserves adjacent to the 
affected properties would therefore have to be added to the survey, so it could be modelled along 
with the proposed buildings in views.

To guide the necessary survey work, we provided Cranbrook School with photographs of the dwellings 
to be analysed for the height and location of the theoretical 3D camera used to set up the CGIs and a 
map on which vegetation required to be surveyed and added to the survey had been marked (Appendix 
3). Registered surveyors carried out the necessary survey work and the data was added to the existing 
3D model of the proposed development.

Architectus, the project architects, supervised the preparation of the CGIs to simulate views from various 
locations in the dwellings we nominated from BIM Consulting (see CGIs in Appendix 4). 

5.3 Method of preparation and alignment of the 3D models

Architectus issued BIM Consulting with all the relevant architectural, context and topographical models as 
well as the point cloud model.

On the scope that was outlined by Architectus, BIM Consulting who prepared the CGIs carried out the 
following workfl ow:

 Accurately linked the Sydney CBD and North Sydney context model. The Architectus model was 
created using MGA coordinates which allowed accurate placement of city models.

 Linked a 2M contour topography of the eastern suburbs including Point Piper (topography only – 
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no buildings).

 Placed and sized trees in the relevant areas based on accurate point cloud survey information.

 Set up virtual camera views for all requested viewpoints using a combination of traditional DWG 
survey information and point cloud information.

 Two views were created for each view point requested by RLA, one with existing conditions and 
one with proposed development.

We can confi rm that the CGIs are as accurate as is reasonable in the circumstances and can be relied on 
to provide and indication of the likely impact of the proposed development on view sharing.  

The CGIs show the outline of the massing envelopes as transparently fi lled, so that, as an aid to assessment, 
the extent to which the building may hide or obscure the current landscape behind is visible through the fi ll, 
for example through vegetation or landforms.

5.4 View sharing analysis

The view sharing analysis was confi ned to three properties for which views were modelled. The owners of 
3 Rose Bay Avenue responded to our request for access with a polite refusal and as a mark of respect for 
that response, we did not request modelling of the views from that dwelling.

5.4.1 Assumptions

5.4.1.1 Vegetation canopy

Vegetation has been surveyed for height, location and crown spread, but beyond that the 3D shapes of the 
actual trees have not been modelled. Therefore, the trees are shown as simple lozenge-shaped forms. The 
trees are also shown with the same degree of transparency wherever they are on the survey, so they do 
not obscure what is potentially behind them. It should be kept in mind that in reality, the trees are relatively 
opaque, particularly where more than one overlaps with another. In many cases there are multiple overlaps, 
meaning that in reality, there would be no signifi cant view through the vegetation.

5.4.1.2 Use of spaces 

As the precise use of the spaces from which the views were modelled is not known, we assumed for 
the purposes of this analysis that they are of the same signifi cance (that is, that they are either living 
areas or of equivalent importance, views from which would be expected to be protected, equivalent to 
the assumption made in this regard in Step 3 of Tenacity). This may prove to be conservative, if the actual 
uses of the spaces are as bedrooms or service areas, which would be given less importance in Tenacity.
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5.4.2 Analysis of CGIs

No. 7 Rose Bay Avenue

The potential composition of the view from two locations in 7 Rose Bay Avenue were modelled: the 
open terrace on the north side of the dwelling (RL 37.1m) and a view from the fi rst fl oor central bay 
window, with an assumed fl oor level of RL 40.7m. 

The view from the terrace appears to the substantially blocked in the existing environment by tree 
canopy. Removal of some of the vegetation on the Site in the proposal will potentially result in 
opening up of a view toward the North Sydney CBD. The Chapel building would be visible as a taller 
element on the Site than currently exists directly across Rose Bay Avenue. As the Chapel is closer to 
the viewer than some of the existing vegetation on the Site, it would be more prominent in the view, 
but it would not appear likely that the Chapel will block the view of any signifi cant iconic or scenic 
items in the background.

The view from the central bay window may contain part of the Harbour Bridge, depending on the 
extent of screening that is caused by vegetation on and beyond the development Site and possibly 
also a view of the North Sydney CBD. The Sydney CBD would be obscured by existing vegetation. The 
Chapel building would occupy part of the centre of the view that is currently occupied by some smaller 
trees on the Site, that are proposed to be removed. The CGI indicates that there would be no additional 
view blocking caused by the building to distant and scenic features. Some of the foreground view that 
may exist across the southern part of the existing oval would be replaced by the proposed buildings.

No. 5 Rose Bay Avenue

The potential views from 5 Rose Bay Avenue were simulated for a fi rst fl oor window on the west side 
and a central ground fl oor window. The current views from both levels appear likely to be signifi cantly 
screened by vegetation with no signifi cant presence of the Sydney CBD or scenic and cultural items 
and icons in the view. 

In the view from the fi rst fl oor window, the Chapel building will be partly visible, replacing some small 
trees that are proposed to be removed in the foreground. The new building does not appear likely to 
block the view of any existing scenic or iconic items. It is possible that removal of some non-signifi cant 
trees across the upper level of the Site may in fact open up a view toward par of the Sydney CBD skyline.

In the view from the central ground fl oor window, the existing view is heavily screeed by existing 
vegetation. Removal of some vegetation on the site will have the effect of slightly opening up the 
view into the School site and part of the Chapel building will be visible. It is unlikely that the proposal 
will cause signifi cant view loss.

No. 1 Rose Bay Avenue

The view was simulated from a fi rst fl oor window of 1 Rose Bay Avenue. The foreground of the view would 
be slightly changed in composition by visibility of parts of two individual structures. There would be a slight 
reduction in view into the space over the existing oval but there would not be any signifi cant view loss.
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5.5 View sharing principles

We have undertaken an assessment of the potential visual effects and impacts of the proposed 
development pursuant to the planning principles in the judgment of Roseth SC of the Land and 
Environment Court of New South Wales in Tenacity Consulting v Warringah [2004] NSWLEC 140 - Principles 
of view sharing: the impact on neighbours (Tenacity). 

Each of the steps in the planning principle is predicated on the preceding step exceeding the threshold 
that is necessary before proceeding to the next step.  This information is to provide clarity in relation 
to the conclusions of the assessment.

The fi rst part of this section of this report includes our assessment of the application in relation to 
the initial threshold step in Tenacity which, if met, may require the remaining steps of the planning 
principle to be applied.

Relevantly, we note that Tenacity is not case law and the planning principle in Tenacity is not to be 
interpreted in that way. Indeed, the principle, which is often described as a four-part test, is not a 
‘test’ at all. In legal terms a ‘planning principle’ is described by the Court as a statement of a desirable 
outcome from a chain of reasoning aimed at reaching a planning decision, or a list of appropriate 
matters to be considered in making a planning decision. The importance of the principle is in citing 
relevant matters to be taken into account and in highlighting the relationships among them. 

In the preamble to the four-step principle in Tenacity, Roseth SC states at Paragraph 25:

The notion of view sharing is invoked when a property enjoys existing views and a proposed 
development would share the view by taking some if it away for its own enjoyment. (Taking it all 
away cannot be called view sharing, although it may, in some circumstances, be quite reasonable).

The implementation of the SSDA will result in some loss of views to the dwellings analysed, which 
will thereby share the views. That is the baseline against which to judge the environmental impact on 
view sharing of the SSD application.

5.6 Application of the Tenacity planning principle

Roseth SC in Tenacity defi nes a four-step process to assist in the determination of the impacts of a 
development on views from the private domain. The steps are sequential and conditional as noted 
above, meaning that proceeding to further steps may not be required if the conditions for satisfying 
the preceding threshold is not met in each view or in relation to each residence considered.

Step 1: Views to be aff ected

The fi rst step quoted from the judgement in Tenacity is as follows:

The fi rst step is the assessment of views to be affected. Water views are valued more highly than 
land views. Iconic views (eg of the Opera House, the Harbour Bridge or North Head) are valued 
more highly than views without icons. Whole views are valued more highly than partial views, 
eg a water view in which the interface between land and water is visible is more valuable than 
one in which it is obscured.

Step 1, in the context of Tenacity judgment, is not simply mechanical, ie. listing what would be lost in 
the view. The notion of views to be affected is to be understood in the context of the principle itself, 
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which focusses entirely on view sharing, a cornerstone of which is understanding what is valued about 
views and how much of the value of a view could be shared. In that context, if there is no substantive 
loss, or if the items lost are not considered to be valued in Tenacity terms, the threshold is not met and 
there is no justifi cation for proceeding to Step 2, or to other steps beyond Step 2. In other words, the 
proof that something will be lost to view is not suffi cient for the remainder of the principle to have 
any work to do, unless there is potential for the other steps to be relevant.

An important issue in the circumstances of this assessment is the existing level of view loss caused by 
the Concept Approval and the items of the view that would be lost to view. If the degree of loss is nil, 
minimal or is of items that would not be considered relevant to view loss, in our opinion there is no 
valid reason to continue with the Tenacity steps beyond Step 1.

In our opinion in each of the three private domain views analysed, the proposed development will 
take away a small section of the existing view, primarily a view of existing vegetation on the site close 
to the boundary or above and behind the proposed Chapel building. The Chapel will replace part 
of the existing view. The analysis of the CGIs indicates that the new building would not block views 
of valued items identifi ed in Step 1 of Tenacity, such as scenic features, icons, water, whole views or 
land-water interfaces. The proposal may in fact have a minor benefi t, as a result of removal of some 
non-signifi cant vegetation, in opening up views of the distant horizon.

In our opinion, the visual impacts of the proposed development are minor and the effects are primarily 
to replace some existing vegetation in the view with a building that does not cause loss of view of 
items identifi ed as valued in Tenacity, or changes to the composition of the view that would lead to the 
perception of view loss. Thus, the planning principle in Tenacity has no work to do, as the threshold for 
proceeding past Step 1 is not met and therefore the application of the Tenacity principle is not required.

5.7 Application of the Rose Bay Marina planning principle

The planning principles in Rose Bay Marina Pty Limited v Woollahra Municipal Council and Anor [2013] 
NSWLEC 1046 (Rose Bay Marina) have extended Tenacity to considering view loss from the public domain. 

In Rose Bay Marina Moore SC sets out a process for assessing the acceptability of visual impacts of private 
developments on views from the public domain in the vicinity of the development.  The process of 
determining whether a development is acceptable or not must account for reasonable development 
expectations as well as the enjoyment of members of the public, or outlooks from public places.  The 
principle is divided into 2 Stages involved in assessment. The fi rst is factual and the second analytical. 

Stage 1 

In this stage relevant baseline data is identifi ed and is broken down into 5 key components;  

1. Identifi cation of Views 

2. Location of Views

3. Extent of Obstruction

4. Intensity of the public use

5. Identifi ed Views

RLA have carried out the analysis of views on the fi ve baseline criteria above. View opportunities from 
the public domain are limited, as noted above. The proposed development would not signifi cantly 
obstruct views or views of identifi ed items.
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Stage 2 

This involves the analysis of the baseline data, which will need to be weighted in some way in order 
to develop a quantitative and qualitative assessment. 

Qualitative Assessment

Factors to be considered include;

1. Is any signifi cance attached to the view likely to be altered?

2. Who has attributed the signifi cance to the view and why?

3. Would a change (ie the proposed development) make this view less desirable?

4. Would a change alter whether the view is static or dynamic and is this positive or negative?

5. If the view is a known attraction from a specifi c location, how will the view be impacted?

6. Would a change render a view tokenistic? 

7. Has the existing view already been degraded such that the remaining view warrants 
preservation?

The extent of change to the views from the public domain has been determined to be minor. Signifi cant 
items in the views that may be affected by the proposed development are confi ned to heritage items, 
including the existing Police Station on New South Head Road and some buildings and landscape items 
on the Site. The heritage impacts of the proposal are the subject of detailed reports by Urbis, however 
as regards views from the public domain, the proposed development would not be signifi cantly visible 
from the Police Station and the proposed new buildings would not signifi cantly affect the visibility or 
contribution to the views of the built or landscape heritage items on the Site.

Quantitative Assessment

This requires an assessment of the extent of the present view, compositional elements within it and 
the extent to which the view will be obstructed by or changed by the insertion of the elements of the 
proposed development.

RLA have considered this matter. The proposed development would not signifi cantly change the 
composition of views from the public domain to the extent that there is any signifi cant obstruction 
of views of signifi cant features, scenic items, icons or other identifi ed features relevant to the Rose 
Bay Marina planning principle.

Our assessment is that the proposal would not result in signifi cant view loss to the public domain. 
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6.0 Conclusions
The potential visual catchment of the SSDA is small and is confi ned by topography, built form and 
vegetation surrounding the Site. There are few view opportunities from the public domain. Views 
from the private domain are also limited, to a small number of dwellings in Rose Bay Avenue.

The proposed development has been considered in relation to the planning principle for view loss in 
the public domain in Rose Bay Marina. The analysis and assessment showed that the proposal would 
not cause signifi cant loss of view from the public domain.

The potential impact of the proposed development on private domain views has also been analysed and 
assessed. Every reasonable attempt was made to gain access to private properties, views from which 
may be affected, in Rose Bay Avenue, so objective material in the form of photorealistic photomontages 
could be prepared. In the absence of physical access being granted, CGIs were prepared by Architectus 
on our direction.  The analysis of view sharing showed that the proposed development would be 
unlikely to cause signifi cant view loss.

Richard Lamb and Associates

April, 2018



Page 21

Appendix 1: Photographic Plates

Plate 1
View place 1 (Figure 1)
View from roof of structure to be demolished in approximate location of Chapel
Winter view toward 7 Rose Bay Avenue

Plate 2
View place 1 (Figure 1)
View from roof of structure to be demolished in approximate location of Chapel
Spring view toward 7 Rose Bay Avenue



Page 22

Plate 3
View place 1 (Figure 1)
View from roof of structure to be demolished in approximate location of Chapel
Winter view toward 5 Rose Bay Avenue

Plate 4
View place 1 (Figure 1)
View from roof of structure to be demolished in approximate location of Chapel
Winter view toward 5 and 7 Rose Bay Avenue. Brush box tree in foreground to be 
demolished
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Plate 5
View place 1 (Figure 1)
View from roof of structure to be demolished in approximate location of Chapel
View toward Perkins Building

Plate 6
View place 1 (Figure 1)
View from roof of structure to be demolished in approximate location of Chapel
View to the west toward vegetation proposed to be removed in view behind Chapel in 
view line from 7 Rose Bay Avenue
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Plate 7
View place 2 (Figure 1)
View toward 7 Rose Bay Avenue from eastern footpath

Plate 8
View place 2 (Figure 1)
View of west facade of 7 Rose Bay Avenue from eastern footpath
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Plate 9
View place 3 (Figure 1)
View of west facade of 5 Rose Bay Avenue from eastern footpath

Plate 10
View place 4 (Figure 1)
View of west facade of 3 Rose Bay Avenue from eastern footpath
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Plate 11
View place 5 (Figure 1)
View south in Rose Bay Avenue from eastern footpath

Plate 12
View place 5 (Figure 1)
View south-west in Rose Bay Avenue from eastern footpath
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Plate 13
View place 6 (Figure 1)
View of the western facade of 1 Rose Bay Avenue from the western footpath

Plate 14
View place 7 (Figure 1)
View toward the Ssite from Wunulla Road/New South Head Road intersection
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Plate 15
View place 8 (Figure 1)
View toward the Site from New South Head Road on the north-west footpath

Plate 16
View place 9 (Figure 1)
View toward the Site from inside the School gate near the Wolseley Road intersection 
with New South Head Road
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Plate 17
View place 10 (Figure 1)
View toward the Site from the west side of the playing fi eld

Plate 18
View place 11 (Figure 1)
View toward the Site from the north-west side of the playing fi eld
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Plate 19
View place 12 (Figure 1)
View toward the Site from the north-east side of the playing fi eld

Plate 20
View place 13 (Figure 1)
View north over the playing fi eld toward the Wunulla Road intersection. The roof and part 
of  the upper wall of the Police Station at the intersection of New South Head Road is visible
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Plate 21
View place 13 (Figure 1)
View north-east toward the alignment of Rose Bay Avenue (winter view). It is evident that 
there would be minimal views of the Site from the street and adjacent residences

Plate 22
View place 14 (Figure 1)
View toward the Wolseley Road intersection with New South Head Road from the Site



Page 32

Plate 23
View place 15 (Figure 1)
View from the site toward the Perkins Building showing vegetation proposed for removal 
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Appendix 2: Request for access
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Appendix 3: Advice on survey requirements
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Appendix 4: CGI package
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Appendix 5: Curriculum Vitae


