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INTRODUCTION

Land to which this Section Applies

This Section applies to all residential and tourist development within the Tweed Shire, except to the extent of
inconsistency with a site specific development provision contained in the Tweed LEP or adopted area specific
locality/development control plan, masterplan, or concept plan.

Development of this Document

Tweed Shire Council’s Strategic Planning Reforms Unit has been developing this document forgfearly two

advice on the structure and direction of the document and the appropriateness and

On the 28" November 2006 Council resolved to exhibit the first draft of the docufffen
Subsequent to that the comments and feedback were collated and changes ma; t
resolved on the 21 August 2007 to exhibit the second draft of the document s dfter which time
again changes were made to amend and improve the document.

Development Covered by this Section
This section is in several Parts and applies to all development

PART A Dwelling Houses, Additions to Dwelling Hous
Pools and Tennis Courts.
PART B Town Housing (including villas), Dual Occup

ith the following Building Types:

arports, Outbuildings, Swimming

cy Housing and Row Housing (including terraces)

PART C  Shop-top housing, Shop-top Residential,Flat Bui , and Residential Flat Buildings

Purpose of this Part
The purpose of this Section is to gui w g
tourist development within Tweed{Shir

How to Use This Secti
Development applicatighs must:
a) Noni

and design of development associated with residential and

ate the intended building type to be used.

uilding type and site and building design objectives and controls have been

type and uses some common site types to show a variety of suitable arrangements. The controls associated
with each building type must be met in development applications.

Site and Building Design Controls: Outlines the key controls to be achieved for all developments subject to this
Part.

This section defines and explains the objectives for each aspect of a development and how the controls are to
be calculated. The controls associated with each aspect of development must be met in development
applications.
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Acknowledgements

This Part was prepared for Tweed Shire Council by Ruker and Associates Urban Design in consultation with
Council’s Strategic Planning Reforms Unit.

Copyright and intellectual property

Copying, using or reproducing any written or drawn part of this DCP or its intellectual content other than
for the purposes of understanding and implementing Tweed Shire Council planning objectives and controls is
prohibited without the written consent of Tweed Shire Council. Where a request is to be considered,
Council must seek the consent of Ruker and Associates Urban Design.

Adoption of this Section (s.Al of the Shire Wide DCP)

The following Plans are replaced by this Plan from the date of its adoption:
- Development Control Plan No.6 Multi-dwelling Housing (s.Al Shire wide D
- Development Control Plan No.28 Marana Park Estate Density Controls

- Development Control Plan No.3| Peter Street (South) Residential Devel
wide DCP).

- Development Control Plan No.43 Kingscliff (s.B16 Shire wide DC
- Development Control Plan No.44 Dual Occupancy Controls
- Development Control Plan No.47 Cut & Fill on Residengial L2 14 Shire wide DCP).
- Development Control Plan No.48 Tweed Coast Building .B18 Shire wide DCP).
- Fence Height Policy.

- Building Line Policy.

Reference to Other Policies — Carparkin ccess

All proposals must be designed to comp er Sections contained within this DCP.

Carparking and Access design shall bé;
A2 of the Tweed Shire Developm

anding any provision of this Plan, in accordance with Section

Mandatory Controls

Only in exceptional cir@imsgancesiill Council consider a relaxation or variation to a mandatory control.
A variation or relakation only be considered where it has been demonstrated (through architectural
and why the mandatory controls cannot work on a particular site. This
requires th design a solution using the mandatory controls.

General ill only consider a relaxation or variation to a mandatory control due to excessive

eing located as an ‘infill’ (Infill development is any allotment that is neighboured or adjoins a property
] a building, including sites within new subdivisions, where that development has already occurred, and
to the extent only that an existing building hinders the achievement of the mandatory control),

- established dwellings located in subdivisions created prior to the year 2000,
- sites with highly irregular geometry,
- sites with major topographical or geotechnical constraints,

In such cases the proponent must address up-front in the Statement of Environmental Effects the following
matters:

I. ldentify the specific control being varied.

2. Demonstrate using drawings why the control cannot be met.
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3. Detail the extent of the variation and impact on the relevant design objective.

Provide a detailed design of a compliant proposal along with suitable design options (min. two) in
support of the variation.

5. Demonstrate (through drawings) the impact on all adjoining or potentially affected properties in the
context of the variation.

6. Detail all design measures implemented to mitigate or ‘set-off any impact of the variation.
Any variation to a mandatory control will not be considered unless it is supported with the detail above.
Addressing these criteria is not a mechanism for an automatic qualification.

Non Urban Zoned Land

Development on non urban land shall not, for the purpose of this Plan, be restricted to the
setback and carport, garages and outbuildings controls where it is demonstrated that i with a
particular control would be unreasonable in the circumstances. A variation undegghis
be required to comply with the requirements of the variation to mandatory cont n of this Plan.

Pre Development Application Lodgement Meeting

Residential Flat Buildings,
sing or any one of these
building types for tourist accommodation, that either include 3 o a mandatory control or where
the proponent perceives that a design issue may arise, is strongly recommended to arrange and attend a Pre
Development Application Lodgement Meeting with Couficil’s B ent Assessment Panel; these meetings
take place prior to the lodgement of an application.

Applicants for any development the subject of Part B or C of this P

The recommended requirements for a Pre Developmen idation Submission are provided in the
Preliminaries section of this Plan.

The matters arising from a DAP Meeting jaus d in the development application statement of
Arising”.

Tweed Shire Council -6-
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PLANNING PRINCIPLES

The following principles are extracted from recent court cases from the Land and Environment Court of
NSWv.

They are provided here as guidance to the applicant on aspects of development that have been debated in
court and decisions made. These principles form precedence for subsequent applications brought before the
court that may have similar planning issues.

Although they do not form part of the development controls they will assist the applicant in the preparation
of proposals and the recognition of the broader planning issues set out by state authorities suchgs the Land
and Environment Court of NSWV.

Principle | — View Sharing

The notion of view sharing is invoked when a property enjoys existing views and afproposed development
would share that view by taking some of it away for its own enjoyment. Takin i away cannot be
called view sharing, although it may, in some circumstances, be quite reasonabl

To decide whether or not view sharing is reasonable, a four-step assessme
Proponent s of development and the Consent Authority shall have rega
view sharing arise.

y this Plan.
is principle where issues of

A.  The first step is the assessment of views to be affected. Water views are valued more highly than land
views. Iconic views (eg of Mount Warning, Point Danger, Razorback,) 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 or where an island or structure is wholly visible are more
valuable than one in which it is obscured.

B.  The second step is to consider from what part of the property the views are obtained. For example the
protection of views across side boundaries is more difficult than the protection of views from front and
rear boundaries. In addition, whether the view is enjoyed from a standing or sitting position may also be
relevant. Sitting views are more difficult to protect than standing views. The expectation to retain side views
and sitting views is often unrealistic.

C.  The third step is to assess the extent of the impact. This should be done for the whole of the property,
not just for the view that is affected. The impact on views from living areas is more significant than from
bedrooms or service areas (though views from kitchens are highly valued because people spend so much
time in them). The impact may be assessed quantitatively, but in many cases this can be meaningless. For
example, it is unhelpful to say that the view loss is 20% if it includes one of the sails of the Opera House,
obscurity of half of Mount Warning or the water interface of a headland. It is usually more useful to assess
the view loss qualitatively using everyday terms as negligible, minor, moderate, severe or devastating.

D. The fourth step is to assess the reasonableness of the proposal that is causing the impact. A development
that complies with all planning controls would be considered more reasonable than one that breaches
them. Where an impact on views arises as a result of non-compliance with one or more planning controls,
even a moderate impact may be considered unreasonable. With a complying proposal, the question should
be asked whether a more skilful design could provide the applicant with the same development potential
and amenity and reduce the impact on the views of neighbours. If the answer to that question is no, then
the view impact of a complying development would probably be considered acceptable and the view sharing

reasonable.
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Example:

The proponent wishes to erect a three storey building of 8.5m with minimum setbacks in an area with a
design height of 9m and a two storey height control. The adjacent two storey property enjoys uninterrupted
views to a well known headland from both levels. The proposed development obliterates the standing views
from the ground level and a severe impact on the second floor sitting position of the existing property.

Applying the principles above to the existing property, the view to the headland can be classified as highly
valuable and the proposed impact as severe from both a sitting and standing position. The reasonableness of
the proposal falls firstly to its level of compliance, which demonstrates a breach to the two storey

complies or even partially complies with the two storey control when combined with gre
setbacks and articulation could preserve the upper floor views to a partial sitting, pre i
position and provide a reasonable level of view sharing from the ground level of th

could be reasonable that a compliant design devastates the ground floor level vie
upper level view of the adjacent building (this would depend on the service nat
proposal would otherwise be classified as unreasonable on the basis of an

affected). The
enity impact.

Reference: Tenacity Consulting v Waringah [2004] NSWLEC |

QO
g(\
&
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BUILDING TYPES

Building Types
A building type is used to describe building forms and site layouts with common characteristics.

Building types are useful for coordinating the desired character of an area and to ensure buildings achieve
dwelling, site and streetscape amenity.

Building type is a tool used to ensure building and site design controls are coordinated to suit a range of
common site and development types.

Building types are important as they guide development to be more specific to the following cafiditions:

- the site size and allotment proportions,

- the relationship to existing built form, subdivision and block context,
- the relationship to the existing streetscape,

- the site characteristics such as topography and vegetation.

For the purposes of this Plan tourist development may comprise one or a com %y building type
referred to in Section I.

There are two main groups of building types; Houses and multi unit buil

Housing developments generally contain buildings up to 2 storeys in
dwelling houses have access to open space living areas that ar,

b ay also include an attic. All
inished ground level.

The housing building types identified in this plan are:
- Dwelling Houses (Inc. ancillary structures).
- Dual Occupancy Housing (including granny fla
- Town Housing (including villas).

- Row Housing (including terraces

@ and contain three or more dwellings. In exceptional

pe, a greater number of storeys may be permissible.

- Shop-top Housing.
Residential Flat Buildings are three stori
circumstances, such as on land witl

The residential flat building

s identified in this part are:

- Shop-top Resi t Buildings (combined with Shop-top Housing).

Building T Col

The control ided\under each building type are mandatory. They set the minimum and maximum
ensi®ns required for that building type.

es have been designed and tested using average to small site sizes. Larger sites will generally
easily achieve the minimum controls required.

The translation from a generic building type to a specific building design allows for site specific analysis and
design response.

This plan encourages developments to be comprised of any combination of building types if the zoning allows.
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Use of Diagrams within the DCP

lllustrations provided in the DCP are indicative only and provided to extrapolate on certain aspects of the
plan. The diagrams must not be interpreted, used, or referred to as any form of either prescriptive or
performance based control.

Hybrid Development

Some developments may be a combination of building types. This can occur on larger sites where a range of
building types will be proposed or where the design of a building takes on the characteristics of
types such as a residential flat building layout that is two storeys ie. a town house.

In such cases and where it is unclear as to what controls to apply the design of the develo
automatically work to the most stringent control, such as the example above where the resi
building controls, notwithstanding its two storey design, would apply.

It may be at the discretion of Council’s Development Assessment Panel to advi e
stringent controls; exercising its judgement based on the site and its particular €iteu n

N
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DEFINITIONS

Access handle: a strip of land forming part of a site whether in fee-simple or right of way, which has the
principle function of providing a property access.

Amenity: the liveability or quality of a place which makes it pleasant and agreeable to be in for individuals
and the community. Amenity includes elements such as sunlight, views, privacy, ambiance and the like.

Attached dual occupancy: means two dwelling-houses that are physically attached by of a common
or shared wall (between internal living areas) or garage but does not include carport, bregzewayyor the like,
open or detachable structure.

Attic: a habitable area within a roof space, where the roof pitch does not excee ees, e the
ceiling of the topmost floor that comprises a storey within a building.

Balcony: an outdoor, open or partially enclosed area that is either partia or protrudes

space.

Basement: a space of a building where the floor level of that spacéjissp pinamtly below ground and
where the floor level of the storey immediately above is less t

BASIX: introduced as part of the NSWV planning system, BA uilding Sustainability Index), is a web-
based planning tool that measures the potential perform@nce o
indices.

Battleaxe: refers to an allotment that relies
as such the lot does not have a frontage to th

acces e as a means of access to a public street and

Bed and breakfast accommodatiol
place of residence, provides: a) accom

Building height:

point to highe uilding, including plant and lift overruns, but excluding communication devices,

, masts, flagpoles, chimneys, flues and the like.

asured at 90 degrees from the boundary) and:
g'wall, or
- the outside face of any balcony, deck or the like, or

- the supporting posts of a carport or verandah roof,
whichever distance is the shortest.

Building elevation: the external wall of a building.
Build-to line: see building line or setback.

Circulation core: common areas within a development that provide pedestrian movement within the
building.
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Climate: in the context of this Plan refers to the climatic zones attributed to the Tweed Shire LGA by the
Bureau of Meteorology, comprising subtropical (warm humid) and temperate zones.

Cluster housing (integrated housing): is the making of a proposal that comprises;

- the concurrent subdivision of land into two or more lots and the erection of at least one dwelling on
each allotment; or

- the subdivision of buildings upon the land by strata, community title or neighbourhood plan; and

- the erection of dwellings prior to the issue of a subdivision certificate, or

- the erection of dwellings prior to the issue of a subdivision certificate for each stage of a staged
development.

Communal open space: a designated shared open space area available to the occupan e than one

and one
side by buildings. The colonnade generally has columns that support the buildin ewalk located
between the sidewalk and the carriageway (the vehicular part of the street).

DCP: refers to a Development Control Plan prepared in accordance wi viropmental Planning and
Assessment Act 1979.

Deck: refers to an external platform, usually elevated, located and aceessible from an interior

space.

nd level or subterranean
Urface, that serves principally for larger

Deep Soil Zone: means that area of a site with no ab r
development, including driveways, paved surfaces, pathways, or lik
tree and landscape plantings.

Demolition: refers to the damaging, defacing
of a building in whole or in part.

ction, deconstruction, pulling-down, removal or the like

Development: has the same meani the Environmental Planning and Assessment Act 1979.

Double loaded corridor: is a cortidofin‘aaRésidential Flat Building with apartments on both sides. These
buildings have most apartment$ with orientation only.
Dual occupancy: mea lings (whether attached or detached) on one lot of land, but may also

include more than one{lot of,lan ere lot consolidation is proposed.

Dwelling: means suite of rooms occupied or used or so constructed or adapted as to be capable
of being occupied o separate domicile.
Dwelling h gle dwelling house): means a building and allotment containing one but no more than

or drainage of the land.

Facade: refers to building elevation.
Finished ground level: has the same meaning as it has in the Tweed Local Environmental Plan 2000.

Floor: refers to the space within a building that is situated between one floor level and the next level above
or, if there is no floor above, the ceiling of or roof above.

Floor space ratio: means the ratio of the gross floor area of all buildings on a site to the site area.

Tweed Shire Council -12-
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Front fences and walls: refers to fences and walls situated forward of the building fagade or within the
nominated front building line (setback), which ever is the greater, that are located on the site.

Frontage or primary frontage: refers to the area of abutment between a boundary line between a site
and a public street, and in the case of a multi-frontage site the boundary at which the property is addressed.

Gross floor area: has the same meaning as it has in the Tweed Local Environmental Plan.
Habitable: means a space, room or any combination of areas used for domestic activities including:

- bedroom, living room, dining room, recreation room, theatre room, study room, sun room, home office
or the like, but does not include:

- bathroom, laundry, water closet, pantry, walk in wardrobe, lobby, or any other like ro space of a
specialised nature that is not occupied frequently or for extended periods.

Impervious area: means a surface area that does not allow rainwater to penetrate hfhto th

underlying ground.

Indigenous species: refers to a plant or animal species that occurs at a place
natural range and that forms part of the natural biological diversity of a pla;

s histerically known

Infill: Infill development is any allotment that is neighboured or adjoins
including sites within new subdivisions, where that development h

that’supports a building,
ed.

Landscaped area: means a part of a residential site used for,
include any building, structure or hard paved area.

nts, grasses and trees, but does not

Left over spaces: unusable or inaccessible small areasfgeneral ground level of a site.
Lot: see site or site area.

Multi dwelling housing: refers to a develo with more than 3 dwellings to a site.

Open space: means an area on a site € dings on a site.

Operable screening device: refegs ta
provide shade, privacy and protection fr;

Iding or retractable elements on a building designed to
| elements.

Parking space or car parkg@means atspace dedicated for the parking of a motor vehicle, including any
manoeuvring space and a o it.

Passive solar designtrefers to Adesign or modification to a building to minimise energy consumption by
taking advantage of.naturaliheating and cooling methods.

Private open spa n area on the site external to the building footprint.
Rainwate eaps a tank designed for the storage of rainwater gathered on the land on which the tank
is situ

< accommodation: means a building or place used as a place of residence, but does not include
tourist al or accommodation.

Roof terrace: refers to the flat roof of a building (or part thereof), which is designed to be used or adapted
for open space or recreation purposes for one or more of the occupants of the building, and which is open
to the sky.

Secondary street frontage: means the boundary of an allotment comprising an additional frontage to a
street, over the primary frontage, where the property is not addressed to.

Setback (building line): refers to the horizontal distance measurable from the outermost point of a
buildings elevation (above ground or otherwise), perpendicular, to the site boundary.

SEPP: refers to a State Environmental Planning Policy.
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Shadow diagram: refers to a plan illustrating the extent of shadow cast by a specified object or building at
predetermined times of the day and year, and that are based on a longitude and Latitude for that site.

Site and site area: refers to an allotment or group of allotments of land on which a development either
exists or is proposed, and which is identifiable by a ‘Folio Identifier’ (property title).

Swimming pool: has the same meaning as in the Swimming Pools Act 1992. Swimming pool means an
excavation, structure or vessel:

- thatis capable of being filled with water to a depth of 300 millimetres or more, and

- thatis solely or principally used, or that is designed, manufactured or adapted to be solely or principally
used, for the purpose of swimming, wading, paddling or any other human aquatic activity, includes a
spa pool, but does not include a spa bath, anything that is situated within a bathroom or;
declared by the regulations made under the Swimming Pools Act 1992 not to be a swignmingipool for
the purposes of this Act.

Tourist accommodation: refers to, for the purposes of this Plan, a building tha; rary or
short-term accommodation on a commerecial basis.

Tweed LEP 2000 or TLEP: refers to the Tweed Local Environmental Plan

Window: includes a roof skylight, glass panel, glass brick, glass louvres, ash, glazed door, translucent
sheeting or other device which transmits natural light from outside @ bui e interior.

QO
g(\
&
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DEVELOPMENT APPLICATION SUBMISSION REQUIREMENTS

Development Application Submission Requirements - Dwelling Houses,
Duplexes and Granny flats

NOTE: all levels to be based on RL metres AHD.

Material to be submitted by the applicant at DA stage includes:

Scale - Local &
Submission - Local context sketch plan at 1:5000 showing:

- the site to be developed,

- significant local features, parks and open space, heritage items and buildin

- existing buildings on site,

- traffic and road patterns, pedestrian routes, bus stops,

- significant natural features and water courses, conservation ar i natural areas and their

setbacks,

It]
- any future infrastructure works at or adjacent to the devgl sitas established from Council that
will affect the proposal.

Scale - Site
Submission - Existing site plan at 1:100 or 1:2 ing:
- site boundaries,

- spot levels and | metre contour;

- existing significant vegetation, Bui pe features,

- location and height of adj ings, their window locations and private open space.
Submission - Existing site s at [:1007or 1:200 showing:

- atleast 50m bey directions, or showing three adjacent,
- properties in either digection, whichever is more appropriate,

- building heights

1:500

written explanation of the local and site constraints that demonstrates the opportunities
aints of the site supporting the broad site planning principles and design decisions, and
responding to reports relating to traffic, site drainage, daylight access, environmental design, etc.

Submission - Site plan at 1:100 or 1:200 showing:

- the indicative footprint of the proposal,

- site entry points,

- private open space, indicative locations of planting,

- indicative ground plane treatment and deep soil zones,
- any proposed site amalgamation of subdivision.

Tweed Shire Council -15-
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Submission - Shadow diagrams showing:

solar access to the site and adjacent properties at summer solstice (Dec 21), winter solstice (June 21)
and the equinox (March and September 21) 9.00am, 12.00 midday, 3.00pm and 6.00pm,

shadows across key elevations,

shadows cast by approved and/or existing development.

Submission - Landscape plan at 1:100 or 1:200 accurately showing:

building footprint of the proposal,

proposed site entries,

ramps, stairs and retaining wall levels,

lines of fencing, security and access points,

built elements (pergolas, walls, planters, water features),

trees to remain and proposed trees/planting including species and size. Tr e% ved shown
dotted

deep soil zones

stormwater management plan.

pedestrian accessibility and entries,

Scale - Building 5
Submission - Floor plans - 1:100 or 1:200 showing:
dwelling layouts, corridors, lifts and stairs, <

vehicle and service access,
parking,
fenestrations, balconies etc.

Submission - Elevations - 1:100 or 0 showing

height and key datum line

the composition o

roof design,
existing buildi thelsite,
buildin estrian, vehicular and service)

Submissions i 1:100 or 1:200 showing:

on and treatment of car parking
building separation within the development and between neighbouring buildings

ceiling heights

Submission - Statement of Environmental Effect

In written form, a table of description of the compliance of the development proposal with the objectives

and controls set out in the relevant sections of this plan.
Reference to any relevant planning policies, SEPPS, regional environmental plans or the like.

Reference to any relevant draft plans.

Tweed Shire Council
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Pre-Development Application submission recommendations for Town
Houses, Row Houses and Residential Flat Buildings

The material recommended for submission by the applicant to Council at pre-DA stage includes a preliminary
or draft of the following information:

Applications generally
The application is:

- to nominate the proposed building types as defined under this plan and

- to be referenced to the application of the specific building type criteria and general site,and building
design criteria.
Scale - Local %

Submission - Local context sketch plan at 1:5000 showing:

- the site to be developed,

- significant local features such as water courses, heritage items, build ndyconstruction areas,
- existing buildings, shopping and employment areas,

- traffic and road patterns, pedestrian routes and public trz O

- parks, community facilities and open space,

- existing development controls,

- Streetscape elevations,

- photographs for at least 50m in both dire @ or the three adjacent properties in both directions,
whichever is the lesser or represent gte contextual reference,

e O phs should be prepared for each separate address,
- properties opposite the site shotld also be documented in the same manner.

Scale - Site
Submission - Existing sité€’plan at¥:100 or 1:200 Showing:
site boundaries,

- for sites with multiple street addres

u
egetation , built and topographic features,

f adjacent buildings, their window locations and private open space.

Submission - Sketch concept plan showing:

- the indicative footprint of the proposal,

- site entry points,

- areas of communal open space and private open space,

- indicative ground plane treatment, indicative locations of planting and deep soil zones
- any proposed site amalgamation or subdivision.

Submission - Geotechnical Requirements (for sites with slopes greater than 10% and where cut/fill exceeds
900mm)

Tweed Shire Council -17-
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Council requires an approved geotechnical and structural engineers report for earthworks in:
- areas where there is a risk of landslip; or

- lots that are supported by, or adjoin higher lots that are supported by - existing retaining walls or
cut/fill batters that exceed | metre in height, and the new work may affect the integrity of the wall
or batter; or

- lots where proposed earthworks batter slope exceeds |:2 (v:h); or
- proposals where the height of cut or fill will exceed one metre in height.

Council will assess the suitability of any cut or fill within these areas dependent upon the recommendation
contained in the above reports.

The geotechnical and structural engineers report shall include:

- an assessment of the stability of the proposal (for both the subject lot and adjoini

- recommended design criteria for earthworks, retaining walls and associated

- recommended location and design criteria for underground services in ti€ zon&\ef influence of the
earthworks;

- recommended periodic maintenance requirements for earthwor n etaining structures
by property owners.

Submission: topography, cut and fill

The plans that accompany development applications for developmentSubject to’this plan must show:

- The plan location of cut and fill earthworks.

- Location of top and bottom of cuttings, fill em
walls and proximity to allotment boundaries.

dassociated batters and/or retaining

- Pre and post development ground levels on th&jallotmenit. Where cut and fill is in excess of one
metre in height, or where earthwor within etre of an allotment boundary, the levels
shall extend at least two metres (hor into adjoining land (so that the impact on adjoining
land may be assessed).

- Details of associated retaini
Drainage plans must de

- Locations and depths,of se

lings, batter treatment, drainage and landscaping.
ance with 2.3.4.

trenches in areas affected by cut and fill.
- Water managem lan.

«
:v
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Development Application Submission Requirements- Town Houses, Row
Houses, and Residential Flat Buildings

Material to be submitted by the applicant at DA stage (a PDF of the architectural drawings as additional to the
hard copy) includes:

Scale - Local

Submission - Local context sketch plan at 1:2500 showing:

- thessite to be developed,

- significant local features, parks and open space, heritage items and buildings,
- existing buildings on site,

- traffic and road patterns, pedestrian routes, bus stops,

- significant natural features and water courses, conservation areas, sensitive re@s and their

setbacks,

- any future infrastructure works at or adjacent to the development blished from Council that

will affect the proposal.

Scale - Site

Submission - Existing site plan at 1:100 or 1:200 showi
- site boundaries,

- spot levels and | metre contours,

- existing significant vegetation, built and |3 ures,

- location and height of adjacent builg indow locations and private open space.

Submission - Existing site sections 0 showing:
- atleast 50m beyond the site in , or showing three adjacent,
- properties in either dirg€tion, whicheyer is more appropriate,

- building heights,

- existing vegetation.

lanation of the local and site constraints that demonstrates the opportunities
e site supporting the broad site planning principles and design decisions, and

- site entry points,
- private open space, indicative locations of planting,
- indicative ground plane treatment and deep soil zones,

- any proposed site amalgamation of subdivision.

Submission - Shadow diagrams showing:
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- solar access to the site and adjacent properties at summer solstice (Dec 21), winter solstice (June 21)
and the equinox (March and September 21) 9.00am, 12.00 midday, 3.00pm and 6.00pm,

- shadows across key elevations,

- shadows cast by approved and/or existing development.
Submission - Landscape plan at 1:100 or 1:200 accurately showing:
- building footprint of the proposal,

- proposed site entries,

- ramps, stairs and retaining wall levels,

- lines of fencing, security and access points,

- built elements (pergolas, walls, planters, water features),

- trees to remain and proposed trees/planting including species and size. Trees to be re?&n

dotted
- deep soil zones

- stormwater management plan.

Scale - Building e
Submission - Floor plans - 1:100 or 1:200 showing:
- apartment layouts, corridors, lifts and stairs, 0

- pedestrian accessibility and entries,

- vehicle and service access,

- parking,

- fenestrations, balconies etc.

Submission - Elevations - 1:100 or 1:200 s| in
- height and key datum lines,

- building length and articulatio

- the composition of the fagade,

- roof design,

- existing buildings
- building entries (pe an, veRicular and service)
or 1:200 showing:

- ceilingHeights

Submission - Statement of Environmental Effect

- In written form, a table of description of the compliance of the development proposal with the objectives
and controls laid down in this DCP.

- Reference to any relevant planning policies, SEPP’s, regional environmental plans, or the like.

- Reference to any relevant draft plans.
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Preparing a Site Analysis

A site analysis is to be submitted with the development application. Minor work (such as extensions, minor
renovations) may only require a partial site analysis for the affected area of the site. A landscape plan is also
required to be submitted.

A site analysis is necessary to ensure that the development is of high quality, sensitive to its environment and
positively contributes to its context. A thorough site analysis will ensure that site layout and building design
addresses existing and possible future opportunities and constraints of both the site and its surrgunds.

design decisions relating to the proposal. The site analysis is to assist in minimising issues r
overshadowing, safety, access, views and privacy.

Site analysis and design comprises two parts. Look at and map the qualities and ch
its local context. Then, develop a design that addresses and applies the objective
building and site design control.

The Applicant must demonstrate to the consent authority that the site an
the design for the site and that due consideration has been given to the
The analysis may then be used to critically assess the success of th
the site and its context.

ortunities and constraints.
response to the features of

A site analysis drawing must be based on a survey drawing pr
reference number and date. Site analysis should include drawings of the existing features of
the site, at the same scale as the site and landscape pla appropriate written material.
Information required in a site analysis may include but i imited to the following.

The site’s context

- Form and character of adjacent andfe
character, front fencing, garden

doors, windows and
- walls built to the si

- difference in lgyels befween the site and adjacent properties,

yed by neighbouring properties,

(Ures; poles, trees, kerb crossovers, bus stops, other services,

es of the surrounding locality and landscape,

d distance to local facilities; local shops, schools, public transport, recreation and community,
- public open space; location, use,

- adjoining bushland or environmentally sensitive land,

- sources of nuisance; flight paths, noisy roads or other significant noise sources, polluting operations.

The site and the building(s)

- Site dimensions, site area and north point,

- location, use, overall height (in storeys and metres) and important parapet/datum lines of adjacent
buildings,

- street trees, identified by size, botanical and common names
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- topography, showing spot levels and contours on sites 10% or less 0.5 metre intervals and on sites +or
less than 20% Im intervals and site greater than 20% 2m intervals for the site, adjoining streets and land
adjoining the site,

- spot levels and RL’s must match in location,

- views to and from the site, prevailing winds,

- geotechnical characteristics of the site and suitability of development,

- pedestrian and vehicular access points; existing and proposed,

- location of utility services, including electricity poles, stormwater drainage lines, natural drainage, kerb

crossings and easements,
- location of the existing sewer mains and fittings; manholes and junctions, within the vici f the
development site,
- location of the existing water mains and appurtenances; hydrant, stop valves etc. thefrontage of
r

the development site as well as the existing water meter position and size,
- assessment of site contamination, proposed remediation strategy and o ecognised

as
expert that the site can be remediated. §
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AREA SPECIFIC DEVELOPMENT CONTROLS

INTRODUCTION

Each area has been identified because. ...

Objectives

e To

e To

e To character.
e To
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CHAPTER | - BUILDING TYPES

Dwelling Houses

A dwelling house has only one dwelling per allotment.
Dwelling houses generally have a single street frontage and in some cases two street frontages. They are
accessed by means of a road, laneway or right of way. Some dwellings have no street frontage when located
on battle-axe blocks.

Quality dwelling houses provide a high level of residential amenity for residents whilst also contributing to the
character of the street, the surrounding suburb and not unduly affecting neighbouring dwellin

Quality dwelling houses are those designed to minimise the consumption of energy and nop-~
resources through appropriate material selection, building orientation, insulation/building ma

above all, incorporating passive temperature regulating methods that capitalize on nat such as
breezes and shade trees.

The dwelling house building type refers to a complete building and its site, whether , existing or an
addition or alteration to an existing building.

Objectives

e To be well designed and attractive.

e To be of an appropriate scale relative to the existing or desire¢ pattern of development.
e To provide landscaped and deep soil areas on the lot.

e To provide amenity for residents without compromising the amenity of neighbouring properties.

e  To address the street and to make a positive stablished or envisaged streetscape character.

e To maximise the sustainability of the building
e To minimise the impact on the natural

e To minimise the impact on the natliral le

Controls

a. Dwelling houses in
dwelling houses or

isting Wgban areas must be consistent with the scale and character of surrounding
isagedythrough an adopted concept plan, locality plan, design statement or the

b. elling houses are to be designed to conserve any natural landscape features of
ding area

c reas dwellings must be consistent with any design scheme adopted for that

d eas are to be provided to the front and rear of sites in accordance with this Part.

e are to be clearly visible from the street, where the allotment has a street frontage, and there is

to be a clear line of access to the building from the street.
f.  Dwelling houses are to meet the controls as set out in this Part A: Site and Building Design Controls.

g.  Dwelling houses on non urban zoned land shall not, for the purpose of this Plan, be restricted to the deep
soil zone, setback and carport, garages and outbuildings controls where it is demonstrated that
compliance with a particular control would be unreasonable in the circumstances.
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Dwelling Dwelling

Dwelling

street street street

Parking to the rear of the lot Parking to the middle of the lot Parking to the front of the lot

Generic characteristics of a dwelling house showing a range of car parking configurations.

Tweed Shire Council 5-



Tweed Development Control Plan

Section Al - Residential and Tourist Code

Part A - Dwelling Houses, Alterations and Additions to Dwelling Houses, Garages, Outbuildings, Swimming Pools,
Tennis Courts

Alterations and Additions to Dwelling Houses

Alterations and additions occurring to existing dwellings can either increase the built area on the site and the
dwelling size within the allowable floor space and/or change the internal and/or external configuration of the
building and the site to improve the layout and liveability of internal spaces and external areas.

Objectives

e  To ensure that the resultant dwelling is consistent with the character of the area.

e To improve the amenity and liveability of dwellings and sites.

e To ensure that alterations and additions do not impact on the amenity of neighbouring prope

e To be of an appropriate scale and character relative to the existing context.

Controls

consistent with those
etter environmental
ing area.

a. The design and materials selected for alterations and additions are to be g
of the existing house, except where it is demonstrated that an alternati
outcome without compromising the general character of the dwelli

b. Alterations and additions are not to unreasonably impact on t ighbouring properties.

c.  Alterations and Additions are to improve the amenity and liveabi ings and site including
practical and useable external spaces.

d. Alterations and Additions are to meet the controls v alises as set out in this Part, Part A: Site
and Building Design Controls.

]
| |
| |
Existing : |
garage | i
Possbile addition Possible ! .
addition | |
| i
| |
Existing | Possible |
dwelling ' upper |
| level )
i addition |
| |
| |
Possbile addition | |
' |
! i
L
street street
Rear addition Front and rear additions Upper level additions

General characteristics of alterations and additions to a dwelling house.
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CHAPTER 2 - SITE AND BUILDING DESIGN CONTROLS

Introduction

This section of the document provides an explanation of the controls used to define aspects of development
to be achieved when preparing a design for a site and when submitting a Development Application.

All the controls have been designed to ensure that they correlate with one another and encourage quality
development.

The explanations associated with each Design Control are to assist the building and site designer to
understand the intent of each control and to ensure there is consistency in the application of the controls
across all sites in the Tweed Shire.

The Site and Building Design Controls are:
Design Control | Public Domain Amenity

Design Control 2 Site Configuration &
Design Control 3 Setbacks

Design Control 4 Carparking and Access

Design Control 5 Height

Design Control 6 Building Amenity

Design Control 7 External Building Elements !L\

Design Control 8 Building Performance
Design Control 9 Outbuildings

Design Control 10 Swimming Pools and
Design Control | 1 Tennis Courts

Design Control 12 Floor Space Ratio (F
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DESIGN CONTROL I- Public Domain Amenity

Public domain relates to those aspects of the urban environment which are either owned publicly or
accessible to and enjoyed by the public. For the purposes of this DCP this includes streetscape, and public
views and vistas.

New developments can help to enhance amenity within the public domain. In established residential areas it
is important to recognise and respect the existing qualities and unique characteristics of the place. In
locations where the character is either not well established or needs improvement new development can
contribute to strengthening and creating character.

Streetscape
Streetscape refers to the spatial arrangement, extent and appearance of elements within a str

ensuring there is consistency in built and landscape form along streets on private sites.
Streetscape controls seek to ensure that dwellings and gardens relate well to ea
landscape setting along the street. The primary elements that create streetsca
- the relationship of street to the topography of the land on either sj
- the width, layout, landscaping and materials of the street, footpath
- buildings, building setbacks, building height,
- relationship of buildings to the topography and to other bui
The aspects of a development that help to create quality street:
designed include;
- front and side boundary landscaping including bou
- access and driveway design; widths, materials and

the stheetscape.
ell considered and

- the building’s size and shape as seen from t reet
Objectives
e To ensure the existing landform and topogr: tting along the street is respected.

e  To ensure new development is compatible wi itive characteristics of the existing streetscape.

a. Site design, building acks and the location and height of level changes are to consider the existing
i er buildings and sites along the street, particularly those that are older and
more establishe

b. Thede e fgont deep soil zone and boundary interface to the public domain is to complement or

tscape character by:

g for landscaping; lawn, trees or shrubs characteristic with existing properties or of such
to enhance the quality and appearance of the dwelling and surrounding area,

- reflecting the character and height of fences and walls along the street, or of such design as to
enhance the quality and appearance of the dwelling and surrounding area,

- reflecting the character and layout of established front gardens of other allotments in the street,
particularly older and well established garden landscapes,

- retaining, protecting or replacing existing vegetation and mature trees,
c. Carports and garages visible from the public street are to;

- be compatible with the building design, including roofs,

- be setback behind the dwellings front elevation.

d. Minimise driveways and hardstand areas to increase the area for deep soil zones and landscaping and to
reduce the visual impact of driveways and hard surfaces from the street.
e. Facades visible from the public domain are to be well designed by:
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- having important elements such as front doors and building entry areas prominent in the
building facade and clearly identifiable from the street,

- coordinating and integrating building services, such as drainage pipes, with overall facade design,

- integrating the design of architectural features, including stairs and ramps, and garage/carport
entries with the overall facade design, and by locating car parking structures on secondary
streets where possible,

- ensuring corner buildings have attractive facades which address both streets frontages,
including the careful placement and sizing of windows,

- ensuring entrance porticos are single storey or of a scale relative to the building.

Public Views and Vistas
Public views and vistas are enjoyed from public places such as foreshores, parks and along streets. Views
are generally contained by buildings in the streetscape, such as view corridors down a r, ntial street.
Vistas are long wide views, generally across a locality. Vistas are generally defined by ings and

valleys.

Objectives

e  To ensure existing public views and vistas particularly those of important natural as ridgelines, water

or bushland are retained, in so far as it is practical to do so.

e To ensure public view corridors, particularly those down street and b , are not unnecessarily

reduced or obliterated.

e To ensure public views of important public places or buildings

Controls
a. The location and height of new development is not tg significantly diminish the public views to heritage
items, dominant landmarks or public buildi om pu laces.
designed so that it does not unnecessarily or
jor natural features such as the water, ridgelines or

b. The location and height of new developme
unreasonably obscure public distri
bushland.

c.  The location and height of ne
unreasonably obscure p

d. The location and hei
view corridors be ngs.
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DESIGN CONTROL 2 - Site Configuration

Deep soil areas are areas of natural ground which have a relatively natural soil profile. They are areas
free of structures (including underground structures) and hard surfaces. They are suitable for the
growth of vegetation, in particular, mature trees, and importantly, they allow water to be absorbed by
the soil.

Site configuration includes:
- Deep Soil Zones,
- Impermeable Site Area,
- External Living Areas,
- Landscaping, and
- Topography, Cut and Fill.

Deep Soil Zones

Deep soil zones are areas of soil suitable for the growth of vegetation and mature il zones may
be landscaped but are not covered with hard impervious surfaces such as concrefg, as or pavers, nor are
they contained within or located over a carpark. Most sites have two deep so one,located to the

o

rear and one to the front of the lot. The rear deep soil zone is designed C at least one
mature tree and vegetation. The planting of endemic species is encouraged.

Deep soil zones have significant environmental benefits including:
- promoting healthy growth of large trees and protecting existi ure trees,
- to retain the natural hydrological structure of the area,

- assisting with management of water quality and mitigate g ing,

- improving the amenity of developments through la hat improves microclimatic conditions,

- assisting in the creation of vegetation corrj within rough the locality.

Calculation rules:
Two dimensions are used to measure deep soil zones; depth and width.
Depth: Depth is measured perpendicular to the boundary (front or rear) towards the centre of the site to the edge of the building footprint.

Width: width is measured as a percentage of the length of the boundary (front or rear).

e  To ensure that lot has a deep soil zone of adequate area and dimension.

u
e To retai enhafice fatina and flora corridors throughout suburban areas.
e To provi ature tree growth and vegetation.
. D mature vegetation.

Controls

Objectives
e  To ensure that lan ifs its ability to permeate water.
i

a. Deep Soil Zones must be provided for all new developments and existing development, except on large
lot rural or agriculturally zoned land.

b. Allsites are to provide two Deep Soil Zones, one to the rear and one to the front of the property.

c. Rear Deep Soil Zones are to have minimum width of 8m or 30% of the average width of the site
whichever is the greater and a minimum depth of 18% of the length of the site up to 8m but not less
than 5.5m. Greater than 8m may be provided if desirable.

d. Rear Deep Soil Zones are to have soft landscaping; refer to Landscaping Section.

e. Front Deep Soil Zones are to be the width of the site boundary minus the driveway width and the
pathway width by the front setback depth.

f.  Front Deep Soil Zone areas are to have soft landscaping, vegetation and at least one tree.
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g. Deep Soil Zones cannot be covered by impervious surfaces such as concrete, terraces, outbuildings or
other structures.

h. Deep Soil Zones cannot be located on structures such as car parks or in planter boxes.
i.  The Deep Soil Zone is to be included in the total permeable area for the allotment.

At a suburban scale Deep Soil Zones provide At the block scale contiguous green space is
connected flora + fauna corridors ! consolidated to the rear and front of lots.
Design Guidelines:

It is preferable that deep soil zones on the rear boundary extend along the full length of the boundary as this is generally where the opportunity
exists to create or expand on a vegetation corridor between properties and is often an area where established trees and vegetation exists already.

'l — -

Existing mature trees are generally located to the rear of lots by locating the Deep Soil Zone here it is possible to retain mature trees.
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front D.S.Z. rear DS.Z. rear DS.Z.

Deep Soils Zones fit neatly around the building without obstruction either above or below by built elements such
or terraces.

amps, impervious surfaces

Impermeable Site Area

The impermeable site area is the total area of impervious surfaces ment following completion
of the development. Excessive impermeable areas on a lot c3 re e volume of stormwater
discharged off-site as it reduces the lands capability to infiltra storm events.

Objectives

e To promote residential development that is s
the site and neighbourhood.

hetic wi existing topography, water cycle and amenity of

e To retain the lands ability to infiltrate

e To promote water sensitive urba ictice erosion and sediment control measures on residential land.

Controls
a. dispersed onto grassed, landscaped or infiltration areas, of the allotment,
e geotechnical stability of the site or adjacent/downstream land.
b ction and piping of runoff to the street gutter or underground stormwater
unless this is inconsistent with the geotechnical stability of the site or

c ollected in tanks and reused

ressions in landscaping are to be utilised for on-site detention and infiltration unless this

stent with the geotechnical stability of the site or adjacent/downstream land.

e o be minimised, delayed in its passage and where possible accommodated within the landscape

of the development site unless this is inconsistent with the geotechnical stability of the site or
adjacent/downstream land.

f. A schedule of the breakdown/calculation of impermeable site area must be submitted with the
development application.

g. The maximum areas for impervious surfaces are:
- 70% of the allotment - On lot sizes less than 500m?2.
- 65% of the allotment - On lot sizes between 500m2 and 750m2 inclusive.
- 60% of the allotment - On lot sizes greater than 750m2.
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Table | - Impermeable Surface Factors

Surface type Material Impermeable
factor

Roof surfaces Metal. Tile, slate and other impermeable materials 1.0
“Green roofs"/roof gardens 0.5

Ground surfaces Concrete/ paving (non-porous) 1.00
Gravel 0.75
Porous paving 0.50
Grid pavers 0.20
Seep Soil Zones 0
Landscaping/vegetation
Planting on structures

Decks Concrete/ paving (non-porous)
Timber (over natural soil)

Swimming pools All types

Calculation Rules
The impermeable site area is calculated by adding up the area (in square metres) for each different type of ground surface
that does not allow natural infiltration of rainwater. As some types of surfaces are only partially impermeable, it is necessary

to multiply the area of the surface with an appropriate ‘impermeability factor’ as indicated.

\V

internal living and recreation space of a dwelling house
d relaxation space. These spaces generally take the form

External Living Areas

External living area refers to a space tha
to form part of the private outdoor

living area needs to be

areas can assist in gentrolling sun access by promoting daylight access in winter and shade in summer.

Elevated external li ould be designed to avoid facing the side boundaries, as this can lead to
privacy pr withheighbouring properties.

amenity of internal living spaces.
* To provide 'an external relaxation and recreation space.

Controls

a. External living areas are best located adjacent to the internal living (dining rooms, living room, or lounge
room) areas so as to extend the overall living space.

b. External living areas should be suitably screened to achieve visual privacy if located less than 4m from a
side boundary.

External living areas are to be no closer to the side boundaries than 900mm.
External living areas are to be designed to ensure water does not enter the dwelling.

e. External living areas should be oriented to north where possible.
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neighbour

soil, 100% pervious > %'.;E“’ =il

External Living Area
L (ELA)
neighbour paved terrace and
pergola shades
glazing and
provides pleasant
area for outdoor

S S SRS

Section

-

Diagram of an External Living Area to the rear of the site provides direct connection between the internal space of the dwelling and the garden or
Deep Soil Area. Privacy screening may be required to the sides of the space. Ground level external living areas are to be located so as to retain mature
trees, mature vegetation and significant landscape features.

Landscaping

Landscaping is concerned with the planning, design, construction and maintenance of all deep soil zones,
external living areas, garden, surface vehicle access and parking areas and utility areas including both soft and
hard landscape areas.

Quality landscaping retains significant landscape natural features and mature trees.
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It also ensures that landscaping and buildings are considered together to result in greater aesthetic quality and
amenity for occupants. As such landscape areas should not be generated by left-over spaces resulting from
building siting.

Landscape design builds on the site’s natural and cultural features to contribute to a development’s positive
relationship to its context and site. Landscape design should optimise usability, privacy and social opportunity
and respect for neighbours’ amenity.

Landscape design should consider usability, privacy and opportunities for social and recreation activities.
Neighbours’ amenity should also be respected. Landscaping also has an important role to play in
improving environmental conditions such as storm water and rainwater absorption, habitat for native
animals and plants, reducing bushfire risk, and helping to regulate the amenity of a development through
such things as sun shading using pergolas and tree plantings.

Objectives

e To enhance the appearance and amenity of development.

e To enhance the character of the locality and the streetscape.
e To retain existing important landscape features.

e To provide privacy between adjoining dwellings and private open space.

e To assist in the percolation of rainwater and reduction in stormwater ru,
e To improve microclimatic conditions on sites and the solar performa

e To contribute to improving urban air quality.

e To provide fauna and flora habitat.

e To assist in the protection of urban bushland.

Controls

a. Retain existing landscape elements on site
vegetation, indigenous vegetation a

natural rock outcrops, watercourses, dune

Buildings are not to ited under'the drip line of an existing tree.

e. Provide useful oufdoor spages for livability by coordinating the design of external living areas,
driveways, parking s, communal drying areas, swimming pools, utility areas, deep soil areas and
ith the design of the dwelling.

f. level of a dwelling is above the finished external ground level reached
doorways, there is to be a physical connection made between these levels.
sical connection include stairs, terraces, and the like.
g allandscaped front garden.
h. with 2 minimum width of 900mm is to be provided along one side of the dwelling so as

to provide pedestrian access from the front garden to the rear yard. This access is not to be
blocked by such things as landscaping features, rainwater tanks, hot water heaters and retaining
walls. The pathway does not need to be provided on allotments which have rear lane access.

i. Landscape elements in front gardens such as plantings are to be compatible with the scale of
development.

j.  The front garden is to have at least one canopy tree with a minimum mature height of 10 metres.

k. Where the backyard does not have a mature tree at least 15m high, plant a minimum of one large
canopy tree in the back yard. The tree is to be capable of a mature height of at least |5m and is to
have a spreading canopy.

I.  Locate and design landscaping to increase privacy between neighbouring dwellings.
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Design Guidelines
Provide useful outdoor spaces for livability by coordinating the design of driveways, parking areas, drying areas, swimming pools,
utility areas and other private open spaces with the design of the dwelling.
Improve the energy and solar efficiency of dwellings and the microclimate of private open spaces. Design solutions include:
- providing deciduous trees for shading low-angle sun on the east and western sides of a dwelling,
- providing trees that do not cast a shadow over solar collectors at any time of the year,
- providing deciduous trees for shading of windows and open space areas in summer,
- locating evergreen trees away from the building to allow winter sun access,
- varying heights and species of trees or shrubs to shade walls and windows,
- locating pergolas on balconies and courtyards to create shaded areas in summer and private areas for outdoor living,
- locating plants appropriately in relation to their size at maturity.
Design landscapes to contribute to water and stormwater efficiency by;
- using plants with low water demand to reduce mains consumption,
- using plants with low fertilizer requirements, utilising permeable surface.

Topography, Cut and Fill

er inland. The
cal and distant,
rly when viewed

Tweed Shire has significant and varied topography both along the coastal edge
topography gives places their character. It provides for a variety of views and
from public and private domains but also makes developments more pr
from the low side.

The retention of the existing topography means that buildings in th etain a consistent
relationship to the natural topography. This relationship provi i
ighbouring lots.

Deep excavations can substantially alter the pattern of
adversely affect neighbouring properties and the natur:
Alternatives to slab on ground construction are to be e
gradient and characteristics of the site, major tion or filling as a result of raft slab construction would
be inappropriate.

and soil stability which may

Objectives
e To retain the existing landform.

e To limit the extent of excavation.

e To moderate the effe ilding height and bulk on sloping land.

e To minimise the ext€nt of.ea orks on residential land and earthworks associated with residential

development.
e To ensure that ildinghdesign is appropriate for site topographical conditions.
o Toens elopment is sympathetic with the existing topography and water cycle of the site.
Contr
a. Buil ing is to relate to the original form of the land.

b. Alternatives to slab on ground construction are to be encouraged where it is obvious that due to the
gradient and characteristics of the site, major excavation or filling as a result of raft slab, construction
would be inappropriate. Example of alternative construction includes: Bearer and joist construction;
Deepened edge beam; Split level design; Suspended slab design.

c.  On sloping sites step buildings or utilize site excavation and suspended floors to accommodate changes
in level rather than leveling the site via cut and fill.

d. Dwellings must not be designed to be on a contiguous slab on ground type if the building site has a slope
of greater than 10%. Development on such land is to be of pole or pier construction or multiple slabs or
the like that minimise the extent of cut and fill.
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e. Site excavation / land reforming is to be kept to a minimum required for an appropriately designed site
responsive development.

f.  The maximum level of cutis Im and fill is Im.
g.  Retaining walls maximum |.2m.

h. Cut areas are to be set back from the boundaries at least 900mm; fill areas are to be setback from the
boundary a minimum of 1.5m.

i.  Cut and fill batters shall not exceed a slope of 1:2 (v:h) unless geotechnical reports result in Council
being satisfied with the site stability. All batters are to be provided with both short term and long term
stabilization to prevent soil erosion.

j.  Excavations in excess of one metre within the confines of the building and on driveways may be
permitted, to allow for basement garages providing the excavations are adequately retained and drained,
in accordance with engineering details.

k. Filled areas are to be located where they will not impact on the privacy of neighbours.

I.  Stormwater or surface water runoff shall not be redirected or concentrated onto adj®ini erties
so as to cause a nuisance and adequate drainage is to be provided to divert water away ffiem batters.

m. The top of any battered cut (or retaining wall) and the toe of any battered fill
be closer than 900mm for cut and |.5m for fill to any property boundary, e
point exceeds 500mm.

[) is not to
rall height at any

Variations to Cut and Fill Design
m. Variations to the requirements above will be permitted to cre t ace not exceeding 5% of

the area of the lot for the purposes of outdoor living, recreati othes dpying, swimming pool and the
like.

n. Proposed variations to the controls must demonst
harmony with the natural landform/environment

avation or filling of the site is in
will nG sely affect the adjoining properties.

o. Where a property is burdened by stormwater or ewerage mains then Council will generally

Design Guidelines
On sloping sites building will generally need to step down the site in order to remain under the height limit and in order to
avoid excessive cut and fill.
Suggested design solutions to use when dealing with topography in streets and on lots includes:
- a series of small terraces or stepped retaining walls,
- incorporating the retaining wall into the building elevation,
- incorporating the retaining wall into the boundary fence along the street.

X
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DESIGN CONTROL 3 - Setbacks

Setbacks are important as they set the buildings location in relationship to the lot boundaries, the street and
neighbouring buildings. Setbacks allow space for landscaping and to achieve privacy between dwellings in
residential areas.

Calculation rules:
A setback is the distance between a building and a lot boundary. It is the measurement of the horizontal distance between
the property boundary (or other stated boundary) measured at 90 degrees from the boundary and:

- a building wall or load bearing columns used instead of a wall

- the outside face of any balcony, deck or the like or

- the supporting posts of a structure or

- the outer edge of an eaves gutter,
If either the boundary or the structure is irregular then the shortest distance is the setback distance.
Setbacks are measured at 90 degrees to the lot boundary and include any articulation to the buildings elevation as well as
including roofed or enclosed external living areas.
This setback is not a minimum or maximum distance from the street but rather the building is to be built along the alignment
of the front boundary setback.

Front Setbacks (Building Lines)
The setback from the front boundary establishes the locatio

of the buildings front elevation.
Front setbacks help create the proportions of the stre to the public domain by unifying
streetscape character and the continuity of street elevations. Street'setbacks enhance the setting for the

g and deep soil areas.

The front setback is measured from the front, ary of t
of the building elevation.

Objectives

e To establish the desired spatial p ons e street and define the street edge.
e To enable a transition betWeen publictand private space.

e To create a landscap or residential buildings.

. buildings in the street.

Controls

a. to be setback 6 metres from the street boundary.

b. tments the setback along the secondary street (the street to which the dwelling has its
rontage) is 3m.

c. Inold tablished areas and on infill sites Dwelling Houses are to be consistent with the setback

distance of neighbouring buildings and are to be the average of the setbacks of neighbouring dwellings on
either side. This setback can be varied up to plus or minus Im.

d. Garages and carports, including semi-basement garages and attached garages, are to be set back a
minimum of | metre from the dwelling’s front fagade.

e. Council may approve the erection of a dwelling or garage, which does not comply with the required
building line setback in circumstances, outlined elsewhere within this document, or where —

I. The levels, depth and shape of the allotment, or

2. The exceptional conditions of the site such as excessive grades or slope, make it necessary or
expedient to do so, and:

- the proposal will not affect the amenity of adjoining properties,
- no valid objections are received from adjoining property owners,
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- the proposal will not create an unwanted precedent to the vicinity,
- the structure is located a minimum of 900mm from the side boundary of the property,
- the proposal will not impede on the required pedestrian and traffic sight lines.

g. An application to vary the building line by up to four (4) metres will be considered for carports subject
to the following criteria —

- No other suitable location is available behind the building line, and the carport.
- Itis located a minimum of 900mm from the side boundary.
- Itis of an open design with two or more sides fully open.

- Frontage facing the street is to remain open and shall not be fitted with a door or enclosing device
of any kind.

- Posts are setback a minimum of 2 metres from the street boundary.
- The roof does not significantly impact on the streetscape.

- Roofis not trafficable.

- Does not exceed 33% of the width of the allotment frontage or 6 metres, w@e sser.
Side Setbacks %
Side setbacks are designed to allow buildings to have the minimal distan en the building and the side
boundary.

Minimising side boundary setbacks allows the building to have a wide t and rear building frontage. This
gives a greater elevation length for habitable room windows i to the front and the rear of the
lot.

By orienting habitable rooms along the front and rear efévation than the side boundaries separation
distances for privacy, light and air can more easily be achieved between neighbouring dwellings.

Objectives
e To provide an orientation for windows [y fooms.

e To provide access to the rear of thélot:

e To provide a location for rainwat

e To facilitate visual and agdlsstic priva tween neighbouring lots.

Calculation rules
Side setbacks are measured from the allotments side boundary to the outside edge of a building element. Setbacks
are measured at 90 degrees to the allotment boundary and include any articulation to the buildings elevation but

do not include external living areas.

~—

Control.

a. Single storey dwellings are to be setback a minimum of 900mm from the boundary line to the wall of the
building. Guttering, eaves, hoods and other similar structures may be constructed within the 900mm
setback but not closer than 450mm from the boundary.

b. 2 storey dwellings are to be setback a minimum of |.5m from the boundary line to the wall of the
building. Guttering, eaves, hoods and other similar structures may be constructed within the 1.5m
setback but not closer than 900mm from the boundary.

c.  Garages if not proposed within the 6m front setback may be located within 450mm of a side boundary.
Carports if not proposed within the 6 metre building line may be located adjacent to a side boundary.

e. Driveways may be located adjacent to the side boundaries only where front fences above 600mm have a
60% openness ratio for the first 2m along the boundary adjacent to the driveway to achieve pedestrian
and traffic sight lines as set out in AS2890.
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f.  Where the primary windows of living rooms face the side boundaries they are to be setback a minimum
of 4m from the boundary and be screened. The minimum building separation distances must be met.

Rear Setbacks

Rear setbacks are important for achieving open space to the rear of the lot for deep soil areas, water
percolation areas as well as private areas for recreation and relaxation.

Rear setbacks allow separation distances between neighbouring dwelling to ensure visual and acoustic privacy
in dwellings. Canal frontages are considered as the rear boundary to the allotment.

Calculation rules
Rear setbacks are measured from the rear boundary to the outside edge of the the wall of the building. Setbacks are measured
at 90 degrees to the lot boundary and include any articulation to the buildings elevation but do not include external living areas.

The rear setback will include the rear Deep Soil Zone and can include external living areas and any additional landscape areas.

Objectives ’\
e To provide an area for private outdoor recreation and relaxation.

e  To dllow space for vegetation and mature trees.

e To separate dwellings to achieve privacy.

Controls

a. Garages, outbuildings and carports may be located within 4

b. For Dwelling Houses the minimum rear boundary setbag
requirements or 5m whichever is the greater.

the minimum Deep Soil Zone

c.  Existing mature trees less than 5m from the rear b@undary 5 be retained.
Canal Frontages
d. The setback from a canal frontage is:
- 5.5m where the boundary is on the ¢ of a revetment wall, or
- 3.4m from the revetment wall herethe Wall is on the boundary, except:
i) for those lots with cap@l frentages and facing Gollan Drive and Jacaranda Avenue, Tweed Heads
West where the setl e canal frontage shall be 2.5m; and
ii) Lots 1, 2, 3 and@ CrystalVaters Drive, Tweed Heads West where normal building setbacks
shall apply

e canal fréntage.

e. No structures aref®o be builtjin the setback area other than fences to 1.2 metres high, swimming pools,

that do not exceed the level of the allotment at the top of the batter

retaining walls, susp d dec
and boat ram

otmients with canal frontages and facing Gollan Drive and Jacaranda Avenue, Tweed
t where the setback line to the canal frontage shall be 2.5m

, and 4 Crystal Waters Drive, Tweed Heads West where normal building setbacks
apply along the canal frontage.

ide of any suspended deck fronting a canal is to be suitably screened, except in cases where
giving effect to this control would result in adverse impact to flood waters.

Tweed Shire Council 20 -



Tweed Development Control Plan

Section Al - Residential and Tourist Code

Part A - Dwelling Houses, Alterations and Additions to Dwelling Houses, Garages, Outbuildings, Swimming Pools,
Tennis Courts

DESIGN CONTROL 4 - Carparking and Access

The location and design of car access and parking areas is to ensure that the site is not dominated by car
related uses. Vehicle access and movement areas must not dominate the streetscape nor compromise the
privacy and amenity of the site or neighbouring dwellings.

Carparking is to be convenient and is to be designed to meets the needs of residents. The design of
carparking is to integrate with the overall site design to minimise visual and environmental impacts.

Objectives

To provide on site car access, parking and manoeuvring areas.
To minimise the physical and visual dominance of vehicles on sites.
To minimise footpath and street reserve crossings. .

Carparking Generally
Controls

a.

Carparking is to be in accordance with Section A2 of the Tweed Shire Dev

b. Car park entries are to be located off secondary streets and laneways wh

c.  The driveway width from the street to the property boundary is to

d. Vehicular movement and parking areas are to be designed to mini
surfaces on the lot, and increase the area available for landscaj

e. A garage or carport may be located in front of an existi
- there is no other suitable position on the allotment;
- the carport or garage accommodates a single space
- there is no vehicular access to the rear or sidelef the allotment.

f.  Driveways cannot be roofed.

Garages

Controls

a. The design and materials usedor st be in keeping with the main dwelling.

b. Garage doors along the sfreet canot be more than 50% of the street frontage or 6 metres which ever
is the lesser.

c.  Garage doors alog@a laneway, can take up 100% of the frontage. Providing a pedestrian access way is
directly from the la y to the lot is encouraged.

d. Garage doors olid. Open doors such as expanded mesh doors are not acceptable.

e ocated at least | metre behind the front building elevation and at least 2m from

f. h of garage doors visible from a public place, such as the street, is not to exceed two car

his can be made up of either a single door or 2 doors.

Carports

Controls

a. Carports cannot be wider than one car space width or 4m where other means of undercover parking is
provided on-site.

b. A maximum of two carport spaces can be stacked down the site.

c. Double carports can only occur, on very steep sites or where there is no other solution possible for
car parking on the site.

d. Carports must not necessitate an extra driveway additional to the driveway for a garage or other
parking structure.

e. The design and materials used for carports must be in keeping with the main dwelling.
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f.  The carport must not be enclosed on any of its sides.
g. Carports cannot have rooms within the roof.

h. For new dwelling carports cannot be erected between the street alignment and the front building
alignment of the dwelling. The minimum setback behind the front building alignment is | metre.

Carports
can be

stacked
down the
site

v

Im min.
garage
setback

Carport can be
located forward
of the building
elevation if
there is no
other location

street
|

Generally only
single width
carport

Carports can be stacked down the site.

The visual impact of this garage has been reduced by making the garage door a similar material and colour to the wall so the garage reads as the wall
to the building, it is also set back from the main facade of the building.
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Basement Carparking

Basement parking needs to be carefully designed to ensure the building is not raised unnecessarily high above
ground level and that the building has direct physical connection between the dwelling and the ground. The
location and size of ramps requires special consideration to ensure the streetscape is not impacted upon.
Landscaping and the selection of materials can help to soften the impact of ramps and basement walls.

Car park ramps are best located within the building footprint and/or behind the buildings front elevation to
avoid retaining walls within the front garden.

Controls

a.

Basement carparking cannot extend more than I m above ground where it faces a public stfféet or public
space. |.5m above ground level can be achieved to the side and the rear of the lot wh oes not face
a public street or public space.

A ramp entering off a public street must start behind the boundary. Ramps cann cated on public
land.

The width of ramps is to be minimized.

The walls of basement carparks are best located in line with the buildi sement carparking

is not to extend outside the external line of terraces, balconies and§po

QO
\ég\
&
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DESIGN CONTROL 5 - Height

Building Height
Height is an important control to ensure that future development responds to the desired scale and
character of the street and local area and to allow reasonable daylight access to existing developments.

The height controls are intended to work with existing buildings in the street. Height controls on individual
sites are to be further refined by decisions about daylight access, roofs, residential amenity, setting and
topography of particular locations and streets.

Objectives
e To design new development appropriate to the existing building scale in the street and the local agéa.

e To ensure new development maintains an appropriate residential character.

Controls
a.  9mis the maximum overall building height for Dwelling Houses. %

8.5m is the maximum wall plate height for Dwelling Houses.
Carports maximum height 3.5m for a flat roof and 4.5m for a pitch

an o

Detached garages are to have an eave height of no more than 2.7m
height of 3.5m for a flat roof and 4.5m for a pitched roof.
Calculation rules

Height is measured in an overall building height, wall plate height.

Overall building height is the vertical distance between finished ground level at any point to the highest point of the
building, including plant and lift overruns, but excluding communications devices, antennae, satellite dishes, masts,
flagpoles, chimneys flues and the like. The measurement of overall building height includes all roofs and all roof elements.
The height as specified is the maximum allowable.

Wall plate height is the vertical distance between finished ground level to the highest point where the wall joins the roof.
The definition of storey is found in the Tweed LEP

Ground level (existing): means the existing level of a site at any point.

Ground level (finished): means, for any point on a site, the ground surface after completion of any earthworks (excluding

any excavation for a basement, footings or the like) for which consent has been granted or which is exempt development.

imum overall building

Max. height of a building

Overall building height is measured from the finished ground line, shown dotted.
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—

Eaves height is measured to the underside of the eaves from the finished ground line, shown dotted.

A d
Ceiling Height V

Higher ceilings can create better proportioned internal spaces. G ing\heights are particularly
important in buildings with small, deep rooms or in rooms thai e sun penetration such as those
facing south.

Objectives
e Toincrease the sense of space in dwellings.
e To contribute to well proportioned rool

e To promote the penetration of dayli e

Controls

a.  Minimum finished floor t@ceiling'dimensions are set out in the Building Code of Australia.

minimumPceiling heights of 2.7m min. finished floor level to finished ceiling
habitable rooms with a raking ceiling it is preferable to have at least 30% of

b. Itis encouraged to p
level for habitable g&om:s.
the ceiling at 2.7m

N

i
PR RRNY

Double height ceiling spaces can significantly increase light penetration into narrow or one-sided apartments
as well as add to the quality of the internal space.
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DESIGN CONTROL 6 - Building Amenity

Building amenity is the way in which the building provides a high quality of life for residents. This is
concerned with the ability of spaces to adequately provide for their intended function and level of activity.
The key aspects of building amenity include; sunlight access, visual privacy, acoustic privacy, view sharing, and
natural ventilation.

Sunlight Access

The use of passive solar design in dwellings is encouraged. Tweed has a temperate sub-tropical climate
and well designed houses in Tweed should only require a limited amount of heating and cooling. The
heat load resulting from direct solar penetration into buildings during the hotter months cap be a major
problem, and so it is important that dwellings are designed to optimise the benefits of s ht, whilst
minimising its negative effects.

The orientation of the allotment, the immediate subdivision pattern and the local topog ea
significant impact on the ability to provide solar access. Sites on the southern si example,
may not receive the same level of sunlight access as other sites. On allotmentswh e side boundary

has a northerly aspect, consideration should be given to increasing the sid
access and to prevent overshadowing by future development on neigh

ts.

It is also important when designing new buildings to consider the im
solar access of the neighbour. In some instances, overshadowin,

development on the
idable; however

Ideally, solar access should be maximised in winter and mi
most desirable as it provides the most solar access in wi
A westerly aspect is least desirable, particularly in s
achieved by using such elements as vertical sun shadi

Daylight consists of both diffuse light and diregg light. vels of daylight in a dwelling improve

amenity and reduce the need for artificial li Good levels of daylight can be achieved through the
careful consideration of window size, | i ortion.
Objectives

e To maximise sunlight and daylight'@ccess.

e To ensure that sunlig ss of neighbouring dwellings and neighbouring private open space is minimised.

e To encourage the {se of,passiye solar design.

Controls

a.

c. Private open space of the subject dwelling is to receive at least two hours sunlight between 9am
and 3pm on June 21.

d. Windows to north-facing habitable rooms of the subject dwelling are to receive at least 3 hours of
sunlight between 9am and 3pm on 21 June over a portion of their surface.

e. For neighbouring properties ensure:
- sunlight to at least 50% of the principal area of private open space of adjacent properties is not
reduced to less than 2 hours between 9am and 3pm on June 21, and
- windows to living areas must receive at least 3 hours of sunlight between 9am and 3pm on 21 June.
f.  Where existing overshadowing by buildings is greater than this, sunlight is not to be further reduced by
more than 20%.
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Higher window heads allow
greater sun penetration into
rooms

Horizontal external shading devices

are suitable for north facing windows.
They help to regulate excessive summer
sun penetration.

&
3

revd

Vertical external shading devices

are suitable for west facing windows.

They can help to regulate excessive summer
sun penetration.

FEIEEEI A

out'private activities within all rooms and private open spaces
without compromising the flinctioningyof internal and external spaces. Visual privacy is determined by
the nature of adjacent configuration, topography, the scale of the development, and
the layout of individu

easily achieved. L
means that

Terraces and balconies from living rooms located above ground level can have a significant impact on
the amenity of neighbours with regard to loss of visual privacy and increase in noise levels.

Objectives
e To provide visual privacy for internal and externally spaces.

e  To facilitate outlook and views from principal rooms in dwellings and private open spaces without compromising
visual privacy.

e To provide a level of surveillance over the street.

e  To minimise overlooking of neighbouring dwellings.
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Terraces and balconies off living areas are generally not to be located above ground floor if they

Living room and kitchen windows, terraces and balconies are avoid a direct view into neighbouring

Controls
a.
overlook neighbours.
b.
dwellings or neighbouring private open space.
c.

Side windows are to be offset by distances sufficient to avoid visual connection between windows of
the subject dwelling and those of the neighbouring dwelling.

neighbour

Screen planting for privacy

Screen planting for
privacy

L
neighbour

Screening between neighbour-
ing dwellings needs to occur
where External Living Areas
are close to the side boundar-
ies.

.'.-------..

Section

External Living areas requiring screening for privacy when located close to a side boundary.
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Acoustic Privacy

Acoustic privacy is a measure of sound insulation between individual dwellings, and between external
and internal spaces. Designing for acoustic privacy relates to the location and separation of buildings and
the location of living areas and above ground external areas such as terraces.

The proximity of the building to major external noise sources such as busy roads is also a major
consideration.

Setbacks, separation between dwellings, and the appropriate location of external living areas, provide
the primary method of ensuring acoustic privacy.

Objectives

e To provide a high level of acoustic privacy.

e To minimise the impacts of noise generating uses such as trdffic, air conditioners, pumps, and echanical
equipment.

Controls

a. The noise of an air conditioner, pump, or other mechanical equipment tn ceed the

background noise level by more than 5dB(A) when measured in or on
of the item. This may require the item to have a sound proofed enclos

isesyin the vicinity

b. Dwellings located on arterial roads are to have double glazed
the road and provide light to living rooms or bedrooms. Thjs is whether or not the
dwelling has a solid masonry wall to the arterial road.

c. Dwellings located on designated or classified roads arg
to reduce noise transmission.

View Sharing

View sharing is where new dwellings are desig 0 as to the private views enjoyed from existing
dwellings on neighbouring sites.

Objectives

e  To ensure new dwellings endeavousto'te portant views from living areas and rooms within existing
dwellings.

Controls

a. Building siting is, as f: is practical, to be designed to minimise the impact on view sharing between
properties. Q

e To ensure that residential and other buildings are designed to provide all habitable rooms with direct access to
fresh air and to assist in promoting thermal comfort for occupants.

e To encourage natural ventilation in non-habitable rooms.

e To reduce energy consumption by minimising the use of mechanical ventilation.
Controls
a. All dwelling are to have operable windows to habitable rooms.

b. Non habitable rooms including kitchen, bathroom & laundry are encouraged to have operable windows.

c. The plan layout, including the placement of openings, is to be designed to optimise access to
prevailing breezes and to provide for cross-ventilation.
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Building Orientation

Building orientation is a term used to describe the primary aspect of the building or the walls containing the
windows of the living areas of a dwelling and external living areas. The buildings orientation is defined in
relation to the site boundaries.

Building orientation is important in ensuring privacy and outlook for new dwellings and to protect the
amenity of neighbouring dwellings. In existing residential areas the established orientation of dwellings is to
the front and the rear of lots. It is important that new development respect and replicate this pattern so as
to fit within the established context.

Orrientation is a key aspect in ensuring that new development respects and responds to the streetscape.

By locating the primary windows of living areas facing the street boundary and/or the rear boundary this
allows the side boundaries to have mainly the windows to ancillary rooms. This allows the building to be
located closer to the side boundaries where separation distances for ancillary rooms are not as stringent.

easily achieved given the separation distances created by the front garden and street to the
and rear gardens to the rear of lots.

front instead. Where this occurs the main entry must still be facing the street an st kemai rly visible.
Objectives

e To easily achieving setback distances for privacy and outlook.

e To provide a level of surveillance over the street.

e To provide a frontage and clear entry facing the street.
e  To avoid overlooking neighbouring dwellings.

e To prevent development from relaying on neighbouringflots for unlight access or outlook.

Controls

a.  All dwellings with a street frontage(s) are iented to and address the street(s).

Ensure that the pedestrian entry tofthe dev
Where possible orientate bat&aund

opment is clearly visible and accessible from the street.
and other ancillary room windows to the side boundaries.

Where possible orient the pri of living rooms to the front or the rear of lots.

P o0 o

Orrient living areas to oy passive,solar design principles.

Calculation rules

Address refers to the dwelling presenting an attractive elevation to the public domain; this generally includes windows of
habitable rooms and the front door to the dwelling.

Primary windows and doors are those that give the rooms its outlook, light and air.

Secondary windows and doors can also provide outlook, light and air to the room but in the case that greater privacy is required
for either dwelling or neighbouring dwellings these windows/doors can be of opaque material, fixed, shaded or small in size and
are not the primary source of outlook, light and air.
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In established residential areas all buildings are oriented to the front and rear of lots so that privacy and
outlook are coordinated across the block, the street and between neighbouring buildings.

Attics

Attics can provide additional floor space whilst helping to reduce th Il height of buildings. An attic is a
space that is contained within a pitched roof of a building. Attj uire either skylights or dormer
windows for light and air.

Objectives

e To ensure that the bulk of the development is in scale wi isting or desired future context.

Controls

a. Attic spaces cannot be more th; building footprint.

b. The majority of the volume 5 be contained within the roof space.
Building Separatio
Achieving adequateysepa n between buildings and shared driveways is an important consideration when

increasing densities
residents ¢ joy

nd established residential areas. It ensures that both existing and new

cy both to internal and external spaces.

of primary windows to habitable rooms is to the front and the rear of sites is
fundapdenta ieving an efficient site layout and achieving or exceeding minimum separation distances.

Sepa are to enhance the livability of the dwelling by providing useable outdoor space generally
associategd ing space with the dwelling.
Objectives

e To ensure privacy between dwellings primary living areas.

Controls
a.  Avoid orienting the primary windows/doors of living areas to the side boundaries.

b.  8m min separation between walls containing primary windows/doors of living rooms, except where this
results in one property providing greater than 5m of the setback. In such cases 5m is the minimum
setback required for that property.
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Calculation rules

Separation distances are measured between buildings that can either be on the same lot or on neighbouring lots.

Separation distance is measured at 90 degrees to the wall.

Primary windows and doors are those that give the rooms its outlook, light and air.

Secondary windows and doors can also provide outlook, light and air to the room but in the case that greater privacy is required
for either dwelling or neighbouring dwellings these windows/doors can be of opaque material, fixed, shaded or small in size and
are not the primary source of outlook, light and air.

'\

— e e e —— e — a— - —y

D

Living room windows are
facing north

I

I

I

|

I
Screen planting for privacy |
Setback required to achieve i
gmﬁzgind separation between :
I

I

I

I

I

Living room windows or/and
doors facing the side boundary

Dwelling Neighbouring dwelling

&

I\

Lots with North to the side boundary can be oriented to the side boundary. A courtyard and setbacks to
the boundary are required to ensure privacy on neighbouring lots.

v
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DESIGN CONTROL 7 - External Building Elements

External building design elements include;
- fences and walls,
- roofs, dormer windows and skylights
- elevations visible from the public domain,
- awnings, canopies, pergolas, storm blinds, sails and signage,
- minor elements.

These external building elements are highly visible from the street and as such contribute to the character of
the streetscape and the local area.

The design of external building elements is to make a positive contribution to the attractive| f the
streetscape and the local area and contribute to a consistent built character along the str

Fences and Walls; Front, Side and Rear

Fences and walls include all built vertical landscaping elements designed to defirie b
space and the next or to accommodate a change in level.

rieSibetween one

The design of fences and walls has an impact on the real and perceived
as on the amenity of the public domain and the streetscape character.
fences all need to be carefully considered.

ity of residents as well
impact, scale and design of

Front boundary fencing should also be designed in a manner
servicing the property at all times, except where an alternati
site, that is, an electronic reader or bar scanning syste

Objectives

e To define the boundaries between public an
e  To define the boundaries between neig
e To contribute to the streetscape appe

e To enhance the usability of priva space:

e To offer acoustic and va orrusy roads.
Controls

a. Frontandre ences are to reflect the design character of the dwelling.

b. etu nces and walls are to be constructed of materials compatible with the house and

nceshand walls within the streetscape.

to be the same height and design as front fences.

eturn fences can be up to maximum height of 1.5m high with a maximum solid fence height
above the solid wall the fence is to have a min. openness ratio of 60%.

Front and return fences may be solid up to |.5m if located on an arterial road.

f.  No Colorbond or timber paling for front or return fences, except were integrated into a design theme
that is consistent with the character of the dwelling and streetscape and incorporates appropriate
articulation to allow for landscaping.

g. Fences and walls are not to impede the natural flow of stormwater runoff.

h. If located in a bushfire prone area fences and walls are to comply with AS3959 and Planning for Bush Fire
Protection 2006, as amended from time to time.

i.  Asolid front wall may be higher than 0.6m where the topography necessitates a retaining wall. The
height of the retaining wall is to be minimised and is to be compatible with the positive characteristics of
the existing streetscape.

j.  Fencing is not to obstruct water meter reading.
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Side and Rear Fences

Controls

a. Side fences are measured from behind the building line to the rear boundary. Maximum fence height of
2.0 metres.

No chain wire fences are to exceed |.2m in height.
May include timber paling, metal or Colorbond material.

c.  For tennis courts or other similar areas, chain wire fences shall be black or dark green plastic coated
mesh. Solid fences enclosing these facilities shall not be permitted over 3.6m and shall be offset from the
side boundary by a min of 600m and off any front boundary by Im.

d. Fences and walls are not to impede the natural flow of stormwater runoff.

e. Controls for front fences and walls also apply to secondary street frontages on corner 4otseasured for
the length of the dwelling.

Fences and walls for Greenbank Island

f.  Approval is to be obtained from Council prior to the erection of any fencin Greenbank Island.

g.  Fencing behind the six (6) metre building line shall not exceed 2000mm in

h. The fencing is to be constructed of brick, stone, masonry block or s r as is approved by
Council.
3

1.5m max.
fence height
min. oppenness
ratio of 60%

600mm
solid wall
height

Vegetation for
additional screening

& \

Indicative front fence design with a low wall, open fencing above and landscaping.

Low fences and informal coastal landscaping in this example contribute to a distinctive residential streetscape.
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/

min. 60%

max openness

1.5m ratio

height max solid
base height

0.6m
v o
V'S
. _

neighbouring dwelling

side boundary fence

rear boundary fence

dwelling

side boundary fence ) !

'

front boundary fence

return fence

eighbouring dwelli oceurs
neighbouring dwelling T e

I

|

l front fence

| and the front
. of the

| dwelling
I

I

I

street
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This fence returns down the side boundary, combines landscaping, open fencing and low walls to
create a fence that enhances the pedestrian scale and residential qualities of the street.

‘ \NT
Roofs, Dormers and Skylights

The roof is an important architectural element for the @verall ion and expression of a building. The
shape and form of a roof and its associated elements responds tg, the environment and the context. Quality
roof design responds to various viewpoints within the lo xt, such as the roofscape observed from

higher locations and the silhouette viewed fr street. In some areas the roof forms part of a distant
view and sits within a larger skyline vista.

Objectives
e To contribute to the design and pe ance of buildings.

e To integrate the design e roof into the overall elevation and building composition.

e To contribute to a casistent ahd attractive streetscape.

e To provide shading andfweather protection.

Controls

the desired built form by:

e roof;

eaves,

¢ ompatible roof form, slope, material and colour to adjacent buildings; and

- ensuring the roof height is in proportion to the wall height of the building.

b. Skylights are:
- not to reduce the structural integrity of the building or involve structural alterations,
- to be adequately weatherproofed,
- to be installed to the manufacturer’s instructions.

Tweed Shire Council 36 -



Tweed Development Control Plan

Section Al - Residential and Tourist Code

Part A - Dwelling Houses, Alterations and Additions to Dwelling Houses, Garages, Outbuildings, Swimming Pools,
Tennis Courts

Corner Elevations

In addition to the controls for building elevations ensure that the corner buildings, which are by their location
often highly visible, are well designed and respond to the different characteristics of the streets they address.

Controls

a. Building elevations on corner sites are to be oriented to both streets by having windows and doors
addressing both streets.

b. Landscaping, fence and wall treatments on the secondary street frontage are to be the same as the
primary street frontage for the length of the building.

Minor Elements

Minor structures include those building elements that are associated with the use of the dwelling for
residential purposes. Minor structures include; air Conditioning units, aerials, antennae, microwave antennae
and satellite dishes, barbeque areas, aviaries, clothes hoists/lines, flagpoles, letter boxes and outdoor security
lighting.

Controls
a.  Air Conditioning Units

- Noise levels from air conditioning units are not to exceed 5dB(A) above ambient background noise
levels measured at the property boundary.
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- Air conditioning unit installation must not reduce the structural integrity of the building.
- Openings created by the installation of air conditioning units must be adequately weatherproofed.

- Air conditioning units are not to be visible from streets.
b. Aerials, antennae, microwave antennae are to be:

- for domestic use only,
- amaximum of one per single dwelling house,
¢.  Ground mounted satellite dishes are to be:
- amaximum height of 2.4 metres,
- limit of one per dwelling house on lots less than 5,000 square metres,
- located so as not to be visible from a public place,
- a minimum of 900mm from a property boundary.

d. Roof Mounted satellite dishes are to be:

- suitably coloured to blend in with the building, &
- structurally stable,
- one per dwelling house on lots less than 5,000 square metres,
- No higher than the ridge line
e. Barbeque areas are to be:
- used for domestic purposes only,
- no closer than 900mm to a property boundary,

- located in the rear yard or no closer to the front of the p n 900mm behind the buildings front

elevation,

- located with consideration to the impact upon adjgifing p
. Aviaries are to be:
- used for domestic purposes only,

- located no closer than 10 metres from a d house on any adjoining property,

- located in the rear yard and not cl
part of the building,

m to an adjoining property boundary measured to any

- structurally sound.

f.  Clothes hoists/lines are e:

- located in the reary: no closerto the street than the front elevation of the building,

- iflocated on the elling they are to be screened from view from all dwellings and the street.
g. Flagpoles are ¢gg be:
- structurally so

- wholl thelproperty boundary.

maximum height of |1.2m above the ground,

® street numbering corresponding with that allocated to the dwelling,

- are to be structurally sound,
- are to be designed as part of the building and its landscaping using similar materials and finishes,

- in multi-dwelling developments letterboxes must be located on common property; be contained in one
structure, contain sufficient boxes, on for each dwelling, including one for the body corporate.

i.  Outdoor security lighting is to be located and designed:
- so as to avoid light spill into the living and sleeping areas of the dwelling,

to confine light spill to the source property.
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DESIGN CONTROL 8 — Building performance

Energy Efficiency

The ability of the development to optimise thermal performance, thermal comfort and day lighting will
contribute to the energy efficiency of buildings, providing increased amenity to occupants and reduce
greenhouse emissions and, with them, the cost of supplying energy.

Objectives
e To reduce the necessity for mechanical heating and cooling.
o To reduce reliance on fossil fuels.

e To minimise greenhouse gas emissions.

e To support and promote renewable energy initiatives. &
Controls
a. Developments are to obtain BASIX certification where required.

V'

Design Guidelines
Refer to BASIX to supplement these guidelines
Incorporate passive solar design techniques to optimise heat storage in winter and heat transfer in summer by:
- maximising thermal mass in floor and walls in northern rooms of dwellings,
- insulating rooficeiling external walls and the floor.
Improve the control of mechanical space heating and cooling by:
- designing heating/cooling systems to target only those spaces which require heating and cooling, not the whole dwelling,
- dllowing for adjustable awnings and blinds to be attached to the outside of windows to keep the heat out in summer,
- providing reversible ceiling fans for improving air movement in summer and for distributing heated air in winter.
Consider planning for future installation of photovoltaic panels by:
- designing the roof so that photovoltaic panels can be mounted parallel to the roof plane,
- locating trees where they will not shade existing or planned photovoltaic installations.
Improve the efficiency of hot water systems by:
- insulating hot water system,
- installing water-saving devices.
Reduce reliance on artificial lighting by:
- providing a mix of lighting fixtures, including dimmable lighting, to provide for a range of activities in different rooms,
- designing to allow for different possibilities for lighting,
- using separate switches for special purpose lighting,
- using high efficiency lighting,
using motion detectors for common areas, lighting doorways and entrances, outdoor security lighting and car parks,
Maxrmlse the efficiency of household appliances by:
- selecting an energy source with @ minimum greenhouse emissions,
- installing high efficiency refrigerators/freezers, clothes washers and dishwashers,

- providing areas for clothes to be dried through natural ventilation.

4

Woaste Management

The minimisation and management of waste from development can contribute to the visual and physical
amenity of the building as well as limiting potentially harmful impacts on the environment. Minimising waste is
relevant to all stages of the building’s life cycle, from construction to demolition. It also includes the way in
which waste is stored and collected.

Objectives

e To plan for the types, amount and disposal of waste to be generated during demolition, excavation and
construction of the development.

e  To encourage waste minimisation, including source separation, reuse and recycling.
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e To ensure efficient storage and collection of waste and quality design of facilities.

Controls

a.  Any application for development that involves the demolition of existing structures is to provide a
Demolition work plan in accordance with the provisions of AS2601 and Councils work plan
requirements.

b.  Excavation that will result in waste material having to be transported off-site must be minimised through
the use of site response building design. Where practical, excavated material should be reused on-site.

Design Guidelines

O Incorporate existing built elements into new work, where possible.

O  Recgycle and reuse demolished materials, where possible.

O Specify building materials that can be reused and recycled at the end of their life.

O  Integrate waste management during the design stage by:

- reducing waste by utilising the standard product/component sizes of the materials to be used,

- incorporating durability, adaptability and ease of future services upgrades.

Prepare a waste management plan for green and putrescent waste, garbage, glass, containers and paper.

O  Locate storage areas for rubbish bins away from the front of the building so as to minimise negative impacts on the
streetscape. Provide every dwelling with a waste cupboard or temporary storage area of sufficient size to hold a single day’s
waste and to enable source separation.

Incorporate on-site composting

o

Water Conservation
Dwelling design can contribute to environmental sustainability byjintegrating measures for improved water

efficiency. Water can be conserved in two ways;by redu er demand from the mains and by re-using
water which would otherwise be lost as run aste water.
Objectives

e To reduce main consumption offhota

e To reduce the quantity of ufban stormwater run off.

Controls

a. All developm
requirements

S ar obtain BASIX certification where required and comply with the relevant

ing Code of Australia.

washing. Once treated, rainwater can also be used for potable supply.
Incorporate local indigenous native vegetation in landscape design.
Consider grey water recycling.

Some building sites may be suitable for reuse of treated effluent.

Maintenance

Detailed design and material selection support long-term maintenance of developments. This is particularly
important in relation to corrosion issues in coastal areas. On-going maintenance ensures the longevity of
quality architectural and landscape design, sustains and increases the value of property and minimises the life-
cycle cost of a development to owners.
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Objectives
a. To ensure long life and ease of maintenance for the development.

Design Guidelines

Design windows to enable cleaning from inside the building, where possible.

Select manually operated systems, such as blinds, sunshades, pergolas and curtains in preference to mechanical systems.
Incorporate and integrate building maintenance systems into the design of the building form, roof and facade.

Select durable materials, which are easily cleaned.

Select appropriate landscape elements and vegetation and provide appropriate irrigation systems.

Some building sites may be suitable for reuse of treated effluent.
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DESIGN CONTROL 9 - Outbuildings

Outbuildings are ancillary structures to the main dwelling. They are small scale detached buildings that are
visually consistent with the design of the dwelling. Examples of outbuildings include boatsheds, workshops,
storage sheds, garden sheds, greenhouses, cabanas and gazebos.

Objectives

e To provide for complementary uses to a dwelling house.

e To ensure compatibility in design and materials with the existing dwelling house.

e  To maintain the existing or reinforce the desired future character and streetscape of the area.
e To preserve the amenity of the existing dwelling house and any neighbouring properties.

e To ensure that deep soil zones and significant trees or vegetation is not adversely impacted.

e  To ensure that outbuildings are of an appropriate scale.

e To make allowance for contemporary living designs that comprise free standing outb idential uses
such as; studios, parent/kids retreat, study/home office, bedroom, living lentertainpaént sp but not including
a dwelling.

Controls

a.  Outbuildings are to be single storey, except when located o
zoning.

b. Deep soil zones in accordance with this Part are mand
siting of outbuilding. This control applies to both
development made under this plan and to existingapprove 2lopment made under an earlier
planning scheme where no such requirement maythave preyiously existed.

An outbuilding shall not be used as a dw

Kitchen facilities are prohibited. A toilet, sin and/or shower may be provided.

e.  An outbuilding shall not be used a
may be provided.

otwithstanding that a toilet, wash basin and/or shower

f.  Kitchen facilities are prohibi

g The total area for outbuildings ofa site (including carport) is 50m? for lots up to 500m? and for lots
greater than 500m? 60m” These size restrictions do not apply on non urban zoned land.

ill not be permitted unless it is compatible with the residential use of the

dwelling, or, in th -residential land, it is consistent with the use of the land.

i.  The total are ilding on a site (including a carport) is 50m? for lots up to 500m? and for lots

k.  The désign and materials used are to be generally consistent with those of the dwelling house, except
where it is demonstrated that an alternative provides a better environmental outcome without
compromising the general character of the dwelling and surrounding area.

I.  Development that will not be visible from the street and that will not unreasonably impact on any
neighbouring property may vary the design and material of construction from that of the existing
building notwithstanding any material change in character.

m. Reflective surface finishes are to be avoided.

n. Outbuildings are to have a maximum eave height of 2.7m and a maximum overall building height of
3.5m for a flat roof and 4.5m for a pitched roof. This control does not apply to land with either a
rural or agricultural zoning.

o. Outbuildings may be located adjacent to the side or rear boundaries, and if located less than 450mm
from that boundary shall have a high impact strength and low maintenance finish.
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Note:  In exceptional circumstances, where it can be clearly demonstrated that topographic or geotechnical site constraints

preclude a building compliant with the controls, a variation may be sought under the variation to mandatory control provision
of this Plan.

Outbuildings can be located anywhere within the

rear of the lot (shown hatched) outside of the
deep soil area

Outbuilding
laneway
Windows
setback off
boundary
Outbuilding
Outbuilding
Dwelling
siredt street street
Outbuilding accessed Outbuiling located on the Outbuilding located to the
from a laneway rear boundary rear of the lot

~

Diagrams showing different configurations for outbuildings.
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DESIGN CONTROL 10 - Swimming Pools and Spas

Swimming pools and spas enhance the amenity and livability of dwellings. However, care must be
taken to ensure a high level of safety for children and to ensure they do not detract from the amenity
of neighbours.

It is important that swimming pools and pool fencing are not only built in accordance the Tweed Shire
Council planning controls, but also with the relevant NSW Government Acts and Regulations and
with relevant Australian Standards. Swimming pool fences must comply with the relevant
requirements for pool fences set out in the Swimming Pool Act 1992 (or as updated) and with
Australian Standards (such as Australian Standard 1926 (or as updated). Compliance with the
Australian Standard will generally mean that a 1200mm high fence with self-closing, self-latching gates
will need to be provided.

The protection of the privacy and amenity of adjoining residents is another important ¢
Some ways to achieve this are to ensure the width of coping is minimal where the ed
adjacent to neighbouring properties and by locating entertainment areas such as dec
boundaries. The location and enclosure of the pool filter is also an issue as nois filter’can
disturb neighbours.

It is important that pools are located so that they will not damage matur heRon the subject
site or those within neighbouring properties.
Objectives %

e To provide a place for recreation and enjoyment.
e To provide a high level of child safety.
e To minimise the impact of swimming pools and spagion nei

e To require swimming pools to comply with all relevaht legislation and Australian Standards.

Controls

a. The outer edge of the pool conco
side or rear boundaries, with

shall set back a minimum of one (1) metre from the
being a minimum of 1.5 metres from these boundaries.

a child resistant barrier in accordance with the provisions
requirements of Australia Standard 1926.

esistant barrier as for swimming pools or access to the water
e spa is not in use in accordance with the Swimming Pools Act.

h. Pools are not to be located between the building and the street, except on sites where private
open space can only be accommodated in this location.

i. Pools and Spas cannot be located on Deep Soil Zones.
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Pools possible location (shown hatched)
located anywhere to the rear
Bf st,hf site but cannot encroach on the

Dwelling

street street

Parking to the front Parking to the rear

Iﬂhﬂfve plan showing possible locations for a pool.

N
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DESIGN CONTROL |1 - Tennis Courts

Tennis courts are to be designed and sited to ensure that the potential impact on neighbours is minimised.
Lighting where provided is to be designed to ensure that upward and outward light spillage is minimised or
eliminated.

Objectives

e  To ensure Tennis Courts are designed and located to minimise impacts on neighbouring properties and to
address light spillage.

Controls
a. Tennis court usage is to be limited to between the hours of 7.00am and 10.00pm.

b. Lighting is to be designed and shielded to eliminate upward spillage and minimise outfard spillage of
light.

Tennis court lighting is to comply with the provisions of Australian Standard 256
Tennis courts shall be designed to adequately accommodate drainage requi .
Tennis courts shall be located behind the building line of any primary fro

Tennis courts cannot be located on Deep Soil Zones. 5

=0 an
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DESIGN CONTROL 12 - Floor Space Ratio

Floor space ratio (FSR) control provides a guide as to the allowable densities for an area.

FSR is not to be the sole determinant of future built form, rather all the other Design Controls in this Part
must be achieved.

FSR is an absolute maximum, which may not be wholly achievable on all sites due to other design
considerations.

Objectives
e To match building scale with the capacity of the site and the local area.

e To define the allowable development density for sites.

Controls &
a. The maximum FSR for a dwelling house on a lot is max. 0.55:1, except where tl elling does’not
he

cover more than 50% of the site area in which case the FSR is max. 0.65:1.

b. FSR does not include subterranean areas that do not protrude above thegsi round level by
Im.

Calculation rules

The maximum FSR will not always be achievable on all sites. It is the generic way of defining the density of the site and is to be
measured once all the other Design Controls have been achieved.

Floor space ratio is the ratio of the gross floor area of all buildings on a site to the site area.

Gross floor area: means the sum of the floor area of each storey of a building measured from the internal face of external walls, or
from the internal face of walls separating the building from any other building, measured at a height of 1.4 metres above the floor,
and includes:

- the area of a mezzanine within the storey,

- habitable rooms in a basement,

- any shop, auditorium, cinema, and the like, in a basement or attic,

but excludes:

- basements projecting less than I m above finished ground level,

- storage areas,

- vehicular access, , garbage and services,

- areas used exclusively for mechanical services or ducting,

- car parking to meet any requirements of the consent authority (including access to that car parking),

- externdl living areas, terraces and balconies with outer walls less than 1.4 metres high,

- voids above a floor at the level of a storey or storey above.
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CHAPTER | - BUILDING TYPES

Dual Occupancy Housing and Granny Flats

Dual Occupancy housing is the development of two dwellings on a single site, either detached or attached.
Dual Occupancy housing occurs throughout the Tweed Shire within residential areas. Dual Occupancy
buildings provide for greater residential densities whilst being consistent with the general low-density
residential character of an area.

Careful consideration needs to be given to the site layout of dual occupancies to ensure pri is retained on
neighbouring lots and that the building has a quality frontage along the street.

The key outcome of successful dual occupancy development is to retain similar charaggesgistics %@ dwelling
houses particularly the buildings appearance and landscaping when viewed for the streettas wella®ensuring
privacy on neighbouring lots.

Granny flats occur where one of the two dwellings is far smaller than the othe erall building the
appearance of a single dwelling. Allotments with a dwelling and a grannyla waygyTorrens title, they
cannot be subdivided or strata subdivided.

Suitable Locations for Dual Occupancy Housing
Attached dual occupancy housing is suitable within most gesiden qation and are more easily achieved on

lots with a wide street frontage or on corner sites.

Objectives

e To provide an alternative form of low-densitysho

S

a.  Dual occupancy deyelopments on residentially zoned land must be located:

e  To be compatible with the character o
e  To be compatible with the street§¢ape

Controls

- on sites Wigh 2 mikimum area of 900m?, or
- iftheland e 2(b) zone it has a minimum area of 450m? and
- o cantly regular, rectangular or square, shaped lots.
b. cy dévelopments must not be located on battle-axe or fan-tail lots.
C. g 1S to be designed so that the access way to the front door is clearly identifiable from the

d. Each dwelling with a street frontage is to be designed so that the front door faces the street.

e. Each dwelling must provide a ground level with at least one habitable room, which must have an adjacent
external living area located on ground (carparking is not considered as a ground level). A ground level
comprising solely carparking is not acceptable.

f.  Each dwelling must have an external living area.
g.  Dual occupancy housing is to be compatible with residential streetscape character.

h.  Dual Occupancy on non-urban zoned land shall not, for the purpose of this Plan, be restricted to the
deep soil zone, setback and carport, garages and outbuildings controls where it is clear that compliance
with a particular control would be unreasonable or unnecessary in the circumstances.

i.  Savings provision, certain lots:
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- Dual occupancy allotments already nominated in an approved plan of subdivision the subject of a
development consent under the EP&A 1979, shall not be bound by the lot size, lot dimension and
lot configuration controls under this plan.

- Dual occupancy allotment approved under any plan not being an approved plan of subdivision the
subject of a development consent under the EP&A 1979, e.g. a plan of dual occupancy lot
nomination approved against a DCP, but, relating to an approved plan of subdivision prior to linen
plan release, shall not be bound by the lot size, lot dimension and lot configuration controls under
this Plan, for a maximum period of 5 years from the date of adoption of this Plan, or the Subdivision
Plan Registration, whichever is the greater.

Granny Flats
a. A granny flat must meet the following criteria:
| fleor area of

- The gross floor area of one of the dwellings does not exceed 60m”or 40% of th

both the self-contained dwelling and the principle dwelling whichever is the greate

- Subdivision of the development, including strata subdivision, is not propos

b. A granny flat must comply with the requirements of the Building Code of A Class | ora
Class 2 building where appropriate.

Advisory Notes

A condition requiring the creation of a restriction as to user on the Lands Title, in accordance with the Conveyancing Act
1919, for the purposes of prohibiting subdivision of the development will be imposed on any development consent.

Dual occupancy as Granny Flats are exempt from payment of contributions in accordance with Section 94 of the
Environmental Planning and Assessment Act. 1979 and Section 64 of the Water Subbly Authorities Act. 2000.

\ )

street street

Wide lot - Parking to the front of the lot Narrow lot - Parking to the front of the lot

lllustrative site layout of an attached Dual Occupancy housing type with a wide site and carparking to the front (left image) and a narrower lot with
carparking to the front (right image).

Tweed Shire Council 5-



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part B - Dual Occupancy Housing, Granny Flats, Town Houses and Row Houses

Dual Occupancy Housing has winh%s

p 4

Dual Occupancy Housing has its carparking set well back from the buildings front elevation so as not to dominate the streetscape.
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street street street

Narrow Lots - Parking to the rear Parking to the front and the rear

-

Hlustrative sit f an attached Dual Occupancy with two configurations with carparking to the rear of the site (left) and carparking to both the
front and the rear of the lot (right)
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street

laneway laneway

@
(0]
ol
o
@)

v

street street

Narrow lots with laneways

lllustrative site layout of an mﬁ%»n a narrow lot with carparking off a laneway.
a

Dwelling |

street

street street

Small corner sites Larger corner sites

lllustrative site layout of an attached Dual Occupancy on a corner site; a small site (left) a lager site (right).
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Garage Dwelling |

street street

Long sites

IIIustraﬁm an ed Dual Occupancy on a long site.

A

street

street
Corner site, detached dwellings

lllustrative site layout of a Detached Dual Occupancy development on a corner site
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Town Houses (villas)

Town Housing is the development of 3 or more dwellings on an allotment. Town Housing occurs throughout the
Shire within residential areas on larger lots. Town Housing provides for larger lots to have a commensurate
development capacity whilst being consistent with the scale and character of low density residential areas.

The configuration of Town Houses may feature a mix of attached and detached housing forms.

Villas are the same as Town Houses except they are one storey only. Therefore for the purposes of this Part the
term ‘villa’ is replaced with the term ‘Town Housing'.

Suitable Locations for Town Houses

Town Housing is suitable for all areas where the context is low density residential. Town Housing is generally not
preferable in areas with a more urban context such as in areas that have or will have residential fla€buildings or
shop-top as the predominant building type.

Objectives

e To provide development capacity on larger lots within residential areas.

e To retain the residential character in streets and suburbs.

e To create or retain quality residential and pedestrian friendly streetscapes.

e To provide an alternative form of medium density housing. %
Controls

Town housing is permissible in 2(a),(b), (c), (d), (€) an zon

In 2(a) zone lot size min. 1350m?, development lot area\of 220m? each.

In 2(b), (c), (e) and (f) zones min. 1000m?,

In 2(d) zones min. 1500m? depth min. 40m a ment lot area of 220m” each.

o oap o P

Each dwelling must provide a ground le
external living area located on grou
comprising solely carparking is n

st one habitable room, which must have an adjacent
is hot considered as a ground level). A ground level

f.  Each dwelling must have an

g.  Each dwelling that has a
and visible from the p

h.  Town housing is to be atible With the existing or desired future streetscape character.

i.  Town housing is t i ix of dwelling sizes and diversity in the number of bedrooms per dwelling.
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Dwelling |

street

Hllustrative site layout of Town HousirﬁJ sWree dwellings.

Dwelling 4

b N

Dwelling |

=

street

lllustrative site layout of Town Housing, on a small lot with four dwellings.
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Garages

Garages

Dwelling | Dwelling |

street street

Very long sites Long site

lllustrative site layout of Town Housing with eight and five dwellings.
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Row Houses (terraces)

Row Housing is the development of three or more dwellings to a parent lot. Row Housing results in each dwelling
having a ground level and its own entry from the street. Row Housing is characterized by a consistent alignment
along the street and zero side setbacks.

Row Housing has carparking to the rear of lots and is oriented to the street and the rear of the lot, not the side
boundaries.

Row Houses are directly adjacent to commercial buildings in a commercial Main Street where the existing or desired
character is located:

- toreinforce a built edge along a street or open space,

- to provide residential buildings with a consistent alignment to the street to complement buildifigs in 2 Main
Street, and

- to create a transition from commercial to residential buildings.

This is a flexible building type in terms of use and can easily incorporate changing uses to retail or
commercial on ground level to accommodate the growth of a Main Street centre or‘e add,additional mixed use
commercial floor space along the Main Street.

Row Housing is suitable for residential, commercial or home/office uses on th

For the purposes of defining building types Row Houses are the same as Te herefore this Part uses the term

‘Row House’ rather than ‘Terrace.

Suitable Locations for Row Housing

Row housing is suitably located adjacent to a commercial building in/@ main street and forms the transition from
commercial to residential. This building type is no opriate ites within residential and suburban areas.

Objectives
e To create an urban building form a dge along the street.

e To define the street space.

e To provide a building form akes a transition from commercial to residential.
e To provide flexible livingg@nd working, buildings.
e To extend and complementithe commercial uses along the Main Street.
e  To provide more g in proximity to centres.
Controls %
glis not permitted on any lot that is not adjacent to a commercial main street.

ng’is only permitted on a lot within one block on either side of a commercial area.

Maximum of 6 buildings in a row with party walls before a 3m separation is to occur.

a0 ow

The minimum internal width of a dwelling is 5m. The maximum internal depth of a room with only one
orientation is |0m from the window.

e. The street elevations of Row Housing are to reflect the existing or desired future character of other buildings in
the Main Street including: height, vertical and horizontal proportions, height, materials and roof form.

f.  The street setbacks for Row Houses are to create a transition between commercial and residential buildings.

g.  Each dwelling is to have a ground level building area (carparking is not considered as a ground level). A ground
level comprising solely carparking is not acceptable. Each dwelling must provide a ground level with at least one
habitable room, which must have an adjacent external living area located on ground.

h.  Each dwelling must have an external living area.
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i.  Each dwelling that has a street frontage is to be designed so that access to the front door is clearly identifiable
and visible from the public street.

j-  Row House developments are to provide a mix of dwelling sizes and diversity in the number of bedrooms per
dwelling.

Block plan - Town Housing with 3, 6 and 9 modules

Row Houses|

Row Houses

Commercial

Block plan - Row Housing transition from commercial to residential

< lllustrative block plan show row housing between commercial and residential buildings.

Tweed Shire Council 14 -



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part B - Dual Occupancy Housing, Granny Flats, Town Houses and Row Houses

Garages

Dwelling |

street street

Site with a Ianewa;\ Site without a laneway

Iustrative site,layout Row Housing. Sites with a laneway (left image) and with no laneway (right image)
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CHAPTER 2 - SITE AND BUILDING DESIGN CONTROLS

Introduction

This section of the document provides an explanation of the key controls used to define aspects of development to
be achieved when preparing a Development Application for a Dual Occupancy, Townhouse or a Row House

development.

The explanations associated with each Site and Building Design Control are to assist the designer to understand the
intent of each control and to ensure there is consistency in the application of the controls across all sites in the

Tweed Shire.

The Site and Building Design Controls are:

Design Control |
Design Control 2
Design Control 3
Design Control 4
Design Control 5
Design Control 6
Design Control 7
Design Control 8
Design Control 9
Design Control 10

<\<<

Public Domain Amenity &
Site Configuration

Setbacks

Carparking and Access

Building Footprint and Attics, Orientation and S

Height

Building Amenity

External Building Elements

Building Performance O

Floor Space Ratio (FSR) <
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DESIGN CONTROL I- Public Domain Amenity

Public domain relates to those aspects of the urban environment which are either owned publicly or accessible to
and enjoyed by the public. For the purposes of this DCP this includes streetscape, and public views and vistas.

New developments can help to enhance amenity within the public domain. In established residential areas it is
important to recognise and respect the existing qualities and unique characteristics of the place. In locations where
the character is either not well established or needs improvement new development can contribute to strengthening
and creating character.

Streetscape

Streetscape refers to the spatial arrangement, extent and appearance of elements within a street,
some elements on private properties adjoining the street. Streetscape design is concerned wit ring there is
consistency in built and landscape form along streets on private sites.

Streetscape controls seek to ensure that dwellings and gardens relate well to each o the landscape

setting along the street. The primary elements that create streetscape character

- the relationship of street to the topography of the land on either side
- the width, layout, landscaping and materials of the street, footpat
- buildings, building setbacks, building height,

- relationship of buildings to the topography and to other bu in reetscape.

The aspects of a development that help to create quality stree
include;

n well considered and designed

- front and side boundary landscaping including b@tindary
- access and driveway design; widths, materials an

- the building’s size and shape as seen fr street, front elevation and roof form.

Objectives

To ensure the existing landform an
To ensure new development is

To encourage dwellings
To ensure streets provi
To ensure garages inate the street.

Controls

a. Sitede acks and the location and height of level changes are to consider the existing
of other buildings and sites along the street, particularly those that are older and more

b. The design¥f the front deep soil zone and boundary interface to the public domain is to complement or
enhance streetscape character by:

- providing for landscaping; lawn, trees or shrubs characteristic with existing properties or of such design as to
enhance the quality and appearance of the dwelling and surrounding area,

- reflecting the character and height of fences and walls along the street, or of such design as to enhance the
quality and appearance of the dwelling and surrounding area,

- reflecting the character and layout of established front gardens of other allotments in the street, particularly
older and well established garden landscapes,

- retaining, protecting or replacing existing vegetation and mature trees.
c. Carports and garages visible from the public street are to;
- be compatible with the building design, including roofs,

- be setback behind the dwellings front elevation.
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c.  Minimise driveways and hardstand areas to increase the area for deep soil zones and landscaping and to reduce
the visual impact of driveways and hard surfaces from the street.

e Facades visible from the public domain are to be well designed by:

- having important elements such as front doors and building entry areas prominent in the building
facade and clearly identifiable from the street,

- coordinating and integrating building services, such as drainage pipes, with overall facade design,

- integrating the design of architectural features, including stairs and ramps, and garage/carport entries
with the overall facade design, and by locating car parking structures on secondary streets where
possible,

- ensuring corner buildings have attractive facades which address both streets frontages, including the
careful placement and sizing of windows,

- ensuring entrance porticos are single storey or of a scale relative to the building.

Public Views and Vistas

Public views and vistas are enjoyed from public places such as foreshores, parks along,streets. Views are
generally contained by buildings in the streetscape, such as view corridors dowh.a entia) street. Vistas are
long wide views, generally across a locality. Vistas are generally defined by ridgeli leys.

Objectives

e To ensure existing public views and vistas particularly those of impostan al featdres such as ridgelines, water or
bushland are retained, in so far as it is practical to do so.

e To ensure public view corridors, particularly those down str d'be uildings, are not unnecessarily reduced or
obliterated.

e To ensure public views of important public places or buildingS\are cted.

Controls

a. The location and height of new develop ot to significantly diminish the public views to heritage items,
dominant landmarks or public buildings feo ic places.

b. The location and height of ney develépmentis to be designed so that it does not unnecessarily or unreasonably
obscure public district viewsfof major Natural features such as the water, ridgelines or bushland.

evelopment is to be designed so that it does not unnecessarily or unreasonably
xample, down a street.

c. The location and heigh
obscure public view idars, f

d. The location and
corridors between

ight ofjpew development is to be designed to minimise the impact on public views or view
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DESIGN CONTROL 2 - Site Configuration

Site configuration deals with the way in which the intended uses are accommodated to suit the particular site and
local context.

Site configuration includes:
- Development Lots,
- Deep Soil Zones,
- Impermeable Site Area,
- External Living Areas,
- Communal Open Space,

- Landscaping,

- Planting on Structures and,

- Topography, Cut and Fill.
Development Lots
Development lots are created by the subdivision of the original lot. %
Objectives %

e To enable the concurrent application of building and subdivision dg

e  To promote appropriate subdivision design for medium density.deve

Controls
a. If subdivision other than Strata subdivision is Q ed, the application must include:

ayout overlaid,
with Tweed DCP S.A5 — Subdivision Manual,

- Have a subdivision layout plan with the si

- Torrens Title subdivision designed in aq @
- Prescribe each lot size per dwellig
e

- Refer to each building type fog th mum lot sizes.

Deep Soil Zones

Deep soil zones are al
landscaped but are not

S O suitable for the growth of vegetation and mature trees. Deep soil zones may be

ith hard impervious surfaces such as concrete, asphalt or pavers, nor are they

a carpark. Most sites have two deep soil zones, one located to the rear and one to
r deep soil zone is designed to accommodate at least one mature tree and vegetation.

- to retain the natural hydrological structure of the area,
- assisting with management of water quality and mitigate global warming,
- improving the amenity of developments through landscaping that improves microclimatic conditions,

- assisting in the creation of vegetation corridors within and through the locality.

Calculation rules:
Two dimensions are used to measure deep soil zones; depth and width.

Depth: Depth is measured perpendicular to the boundary (front or rear) towards the centre of the site to the edge of the building
footprint.

Width: width is measured as a percentage of the length of the boundary (front or rear).
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Objectives

To ensure that land retains its ability to permeate water.

To ensure that each building lot has a deep soil zone of adequate area and dimension.
To retain and enhance fauna and flora corridors throughout suburban areas.

To provide space for mature tree growth and vegetation.

To retain existing mature vegetation.

Controls

a.

Deep Soil Zones must be provided for all new developments and existing development, except on large lot rural
or agriculturally zoned land.

All sites are to provide two Deep Soil Zones, one to the rear and one to the front of the pro

whichever is
Greater than

Rear Deep Soil Zones are to have minimum width of 8m or 30% of the average width of t
the greater and a minimum depth of 18% of the length of the site up to 8m but not less than 5.
8m may be provided if desirable.

Rear Deep Soil Zones are to have soft landscaping; refer to Landscaping Section.
Front Deep Soil Zones are to be the width of the site boundary minus the dri d the pathway

t
width by the front setback depth.
Front Deep Soil Zone areas are to have soft landscaping, vegetation and,a neleree.
Deep Soil Zones cannot be covered by impervious surfaces such , terraces, outbuildings or other

structures.

Deep Soil Zones cannot be located on structures such as cagfparks lanter boxes.
The Deep Soil Zone is to be included in the total permeable'area for the allotment.

At a suburban scale Deep Soil Zones provide At the block scale contiguous green space is
connected flora + fauna corridors consolidated to the rear and front of lots.
Design Guidelines:

It is preferable that deep soil zones on the rear boundary extend along the full length of the boundary as this is generally where
the opportunity exists to create or expand on a vegetation corridor between properties and is often an area where established

trees and vegetation exists already.
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Existing mature trees are generally located to the rear of lots, by loGating the Deep Soil Zone here it is possible to retain mature trees.

ont DS 7, rear DS.Z. rear D.S.Z.

Deep Soils Zones fit neatly around the building without obstruction either above or below by built elements such as carpark ramps, impervious surfaces or
terraces.
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Preferrable to be located to the rear boundary
of and to the full width of the rear boundary
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minum the driveway and pathway minum the driveway and pathway

liagram showing a site with parking to the front of the lot (left image) and to the rear of the site (right image).

DEPTH min. 18% of the
length of the site

Preferrable max. area to rear of dwelling

Tweed Shire Council 22 -



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part B - Dual Occupancy Housing, Granny Flats, Town Houses and Row Houses

Impermeable Site Area

The impermeable site area is the total area of impervious surfaces within an allotment following completion of the
development. Excessive impermeable areas on a lot can increase the volume of stormwater discharged off the site
as it reduces the lands capability to infiltrate water in storm events.

Objectives

e To promote residential development that is sympathetic with the existing topography, water cycle and amenity of the site
and neighbourhood.

e To retain the lands ability to infiltrate stormwater.

Controls

a. Anallotment’s runoff shall be dispersed onto grassed, landscaped or infiltration areas, of the allotment, unless
this is inconsistent with the geotechnical stability of the site or adjacent/downstream land.

b. The concentration, collection and piping of runoff to the street gutter or underground stofigwateRsystem shall
be minimised unless this is inconsistent with the geotechnical stability of the site or nstream land.

c.  Rain water shall be collected in tanks and reused.

Site surface depressions in landscaping are to be utilized for on-site detention unless this is

inconsistent with the geotechnical stability of the site or adjacent/downs

rati

e. Runoff is to be minimised, delayed in its passage and where possible ac
development site unless this is inconsistent with the geotechnical ili
land.

ithin the landscape of the
jte or adjacent/downstream

f. A schedule of the breakdown/calculation of impermeable sitg? submitted with the development
application.

g.  The maximum areas for impervious surfaces are:
- 70% of the allotment - On lot sizes less than 500

- 65% of the allotment - On lot sizes bet 0m?2 and 750m?2 inclusive.
- 60% of the allotment - On lot sizes 2.
Table | — Impermeable Surface to
Surface type aterl Impermeable
factor
Roof surfaces tal. Tile, slate and other impermeable materials 1.0
“Green roofs"/roof gardens 0.5
Ground surfac Concrete/ paving (non-porous) 1.00
Gravel 0.75
Porous paving 0.50
Grid pavers 0.20
Seep Soil Zones 0.0
Landscaping/vegetation 0.0
Planting on structures 1.0
Decks Concrete/ paving (non-porous) 1.00
Timber (over natural soil) 0.50
Swimming pools All types 0.50
Calculation Rules
The impermeable site area is calculated by adding up the area (in square metres) for each different tybe of ground surface
that does not allow natural infiltration of rainwater. As some types of surfaces are only partially impermeable, it is
necessary to multiply the area of the surface with an appropriate ‘impermeability factor’ as indicated.
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External Living Areas

External living area refers to an external space that extends the living and recreation space of a dwelling to form
provide private outdoor recreational and relaxation space. These spaces generally take the form of courtyards,
decks, terraces and balconies, they can be paved or decked and may be covered. External living areas may be
located either on ground or above ground. Small balconies and similar structures from bedrooms are not
considered as external living areas.

External living areas should not adversely impact on the amenity of neighbours. The location of the external living
area needs to be carefully considered with regard to maintaining privacy. The location of external living areas can
assist in controlling sun access by promoting daylight access in winter and shade in summer-.

Elevated external living areas should be designed to avoid facing the side boundaries, as this can easily lead to privacy
problems with neighbouring properties.

Objectives &
e To enhance the amenity of internal living spaces.
e To provide an external relaxation and recreation space. %

Controls

a. External living areas are best located adjacent to the internal living (din , liviNg room, or lounge room)
areas so as to extend the overall living space.

b. External living areas should be suitably screened to achieve visua
boundary.

rivacy if located less than 4m from a side

c.  External living areas are to be no closer to the side bou Omm.

er the dwelling.

neigh r

s

ﬂz%,, J
9
=

e
; : Zoeted. BT SoH
soil, 100% pervious % < ¥ e{% ;

i i
Exterf'llraﬂiving area

~

=

Diagram of an External Living Area to the rear of the site provides direct connection between the internal space of the dwelling and the garden or Deep Soil Area.
Privacy screening may be required to the sides of the space. Ground level external living areas are to be located so as to retain mature trees, mature vegetation
and significant landscape features.
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Dwelling | - Dwelling 2
useable useable
private open private open
space; sides space; front
and rear of sides and
the lot rear of the '
lot

Vv

[

N
£
3!
$
Al

Dwelling |

Hllustrative plan of a dual occupancy developadent; the graind level spaces are to be designed to be useable and part of the private open space for ground level
dwellings.

Above Ground Ext Spaces, Balconies and Terraces

e dwelling’s amenity. They provide private open space, extend the living spaces of
the temperate climate. Balconies and terraces are also important architectural

Objectives

e To provide outdoor living spaces.
e To improve the architectural form and detail of buildings.

e To contribute to the safety and liveliness of the street by allowing for casual surveillance.

Controls
a.  Above ground external living areas are to have a minimum depth of 2.5m and a minimum area of 10 sq.m.
b. Balconies and terraces off minor rooms have no minimum depth or width.

c.  Above ground external living areas are to be;
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- located adjacent to the main living areas, such as living room, dining room, kitchen to extend the dwelling
living space,

- sufficiently large and well proportioned to be functional and promote indoor/outdoor living to fit a dining
table and four chairs.

Design Guidelines

Detail and design balconies or terraces in response to the local climate and context, thereby increasing their usefulness. This
may be achieved by;

- utilising sun screens, shutters and operable walls to control light and wind,

- providing balconies or terraces with operable screens, Juliet balconies or operable walls/sliding doors with a
balustrade may be preferable in special locations where noise or high winds prohibit other solutions,

- choosing cantilevered balconies, partially cantilevered balconies and/or recessed balconies in response to daylight,
wind, acoustic & visual privacy,

- design balustrades to allow views and casual surveillance of the street while providing for safety and visual
privacy. Design considerations may include;

- detailing balustrades using a proportion of solid to transparent materials to address site lines from the street,
public domain or adjacent development (full glass balustrades do not provide privacy for the balcony or the
dwelling interior),

- detailing balustrades and providing screening from the public, for example, for a person seated looking at a view,
for clothes drying areas, bicycle storage and air conditioning units.

Coordinate and integrate building services, such as drainage pipes, within the overall fagade and balcony design.

Secondary balconies (including Juliet balconies or operable walls with balustrades) may be provided to increase residential
amenity and dwelling choices, in larger dwellings, adjacent to bedrooms.

Screen balconies or terraces off laundries or bathrooms from the public domain.

N\

Communal Open Space

Communal open space is an area withi e ment for the use of all residents. This can include swimming
areasfclothes drying areas or a gym. Generally only larger development
with more than 6 dwellings will al open space. Communal open space is not to be made up of unusable

spaces left over from buildin but rathePto be designed to provide a useable and attractive space.

Analysis of the usability a ness of the communal open space, its design, location and size relative to the

Controls

a. Communal open space must be provided for any developments of more than 10 dwellings to provide
recreational or relaxation uses for residents.

b. Communal open space is not to be located such that solar access, privacy and outlook to dwellings are reduced.

c.  The design of communal open space must demonstrate how it achieves specific functions that enhance the
livability and residential amenity of the development and how it will serve the needs and number of people
within the development.

d. The location and design of communal open space must not compromise achieving the minimum separation
distances and minimum areas for external living areas.

e.  Communal open space is to be designed such that its size and dimensions allow for particular uses.
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Landscaping

Landscaping is concerned with the planning, design, construction and maintenance of all deep soil zones, external
living areas, garden, surface vehicle access and parking areas and utility areas including both soft and hard landscape
areas.

Quality landscaping retains significant landscape natural features and mature trees. It also ensures that landscaping and
buildings are considered together to result in greater aesthetic quality and amenity for occupants. As such landscape
areas should not be generated by left-over spaces resulting from building siting.

Landscape design builds on the site’s natural and cultural features to contribute to a development’s positive
relationship to its context and site. Landscape design should optimise usability, privacy and social opportunity and
respect for neighbours’ amenity.

Landscape design should consider usability, privacy and opportunities for social and recreation activities.
Neighbours’ amenity should also be respected. Landscaping also has an important role to play in improving
environmental conditions such as storm water and rainwater absorption, habitat for native aniftals and plants,
reducing bushfire risk, and helping to regulate the amenity of a development through such as sunshading
using pergolas and tree plantings.

Objectives %
e To enhance the appearance and amenity of development.
e To enhance the character of the locality and the streetscape.
e To retain existing important landscape features.

e To provide privacy between adjoining dwellings and private open space.

e To assist in the percolation of rainwater and reduction in stormiwate

e To improve microclimatic conditions on sites and the solar, mance jof dwellings.

e To contribute to improving urban air quality.

e To provide fauna and flora habitat.

e To assist in the protection of urban bushland.

Controls

a. Retain existing landscape element§on si s natural rock outcrops, watercourses, dune vegetation,
indigenous vegetation and mature t

rotect an@,retain indigenous native vegetation and use native indigenous plant
om any lot boundaries adjoining bushland.

b. On lots adjoining bushla
species for a distance

c. Provide useful outdo
parking areas, ¢
areas with the de

livability by coordinating the design of external living areas, driveways,
ying areas, swimming pools, utility areas, deep soil areas and other landscaped
welling.

d. Wheret or level of a dwelling is above the finished external ground level reached through a
door o re is to be a physical connection made between these levels. Examples of a physical
co e stairs, terraces, and the like.

f. A pathway§with a minimum width of 900mm is to be provided along one side of the dwelling so as to
provide pedestrian access from the front garden to the rear yard. This access is not to be blocked by such
things as landscaping features, rainwater tanks, hot water heaters and retaining walls. The pathway does
not need to be provided on allotments which have rear lane access.

g.  Landscape elements in front gardens such as plantings are to be compatible with the scale of development.
h. The front garden is to have at least | canopy tree with a minimum mature height of 10 metres.

i.  Where the backyard does not have a mature tree at least |5m high, plant 2 minimum of one large canopy
tree in the back yard. The tree is to be capable of a mature height of at least I5m and is to have a
spreading canopy.

j- Locate and design landscaping to increase privacy between neighbouring dwellings.
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Design Guidelines

Provide useful outdoor spaces for livability by coordinating the design of driveways, parking areas, drying areas, swimming pools,
utility areas and other private open spaces with the design of the dwelling.
Improve the energy and solar efficiency of dwellings and the microclimate of private open spaces. Design solutions include:
- providing deciduous trees for shading low-angle sun on the east and western sides of a dwelling,
- providing trees that do not cast a shadow over solar collectors at any time of the year,
- providing deciduous trees for shading of windows and open space areas in summetr,
- locating evergreen trees away from the building to allow winter sun access,
- varying heights and species of trees or shrubs to shade walls and windows,
- locating pergolas on balconies and courtyards to create shaded areas in summer and private areas for outdoor living,
- locating plants appropriately in relation to their size at maturity.
Design landscapes to contribute to water and stormwater efficiency by;
- using plants with low water demand to reduce mains consumption,
- using plants with low fertilizer requirements, utilising permeable surface.

A \
Topography, Cut and Fill

nd. The topography
and distant, from public and
ed from the low side.

Tweed Shire has significant and varied topography both along the coastal ed
gives places their character. It provides for a variety of views and vistas, bo
private domains but also makes developments more prominent, partic

The retention of the existing topography means that buildings in t
the natural topography. This relationship provides an important een buildings in a streetscape, as well
as reducing the impacts of new development on neighbourin

Deep excavations can substantially alter the pattern of sub
neighbouring properties and the natural environment.

Alternatives to slab on ground construction are t ncoura; here it is obvious that due to the gradient and
characteristics of the site, major excavation or filli esult of raft slab construction would be inappropriate.
Objectives

e To retain the existing landform.

o To limit the extent of excavi

e To moderate the effe buildingyheight and bulk on sloping land.
e To minimise the extent o works on residential land and earthworks associated with residential development.
e To ensure that the ign is appropriate for site topographical conditions.

Controls
relate to the original form of the land.

Alternat g0 slab on ground construction are to be encouraged where it is obvious that due to the gradient
and characteristics of the site, major excavation or filling as a result of raft slab, construction would be
inappropriate. Example of alternative construction includes: Bearer and joist construction; Deepened edge
beam; Split level design; Suspended slab design.

c.  On sloping sites step buildings or utilise site excavation and suspended floors to accommodate changes in level
rather than leveling the site via cut and fill.

d. Dwellings must not be designed to be on a contiguous slab on ground type if the building site has a slope of
greater than |10%. Development on such land is to be of pole or pier construction or multiple slabs or the like
that minimise the extent of cut and fill.

e. Site excavation / land reforming is to be kept to a minimum required for an appropriately designed site
responsive development.

f.  The maximum level of cutis Im and fill is Im except for areas under control .

g.  Retaining walls maximum |.2m.
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h. Cut areas are to be set back from the boundaries at least 900mm; fill areas are to be setback from the boundary
a minimum of [.5m.

i.  Cut and fill batters shall not exceed a slope of 1:2 (v:h) unless geotechnical reports result in Council being
satisfied with the site stability. All batters are to be provided with both short term and long term stabilisation to
prevent soil erosion.

j.  Excavations in excess of one metre within the confines of the building and on driveways may be permitted, to
allow for basement garages providing the excavations are adequately retained and drained, in accordance with
engineering details.

k. Filled areas are to be located where they will not impact on the privacy of neighbours.

I.  Stormwater or surface water runoff shall not be redirected or concentrated onto adjoining properties so as to
cause a nuisance and adequate drainage is to be provided to divert water away from batters.

m. The top of any battered cut (or retaining wall) and the toe of any battered fill (or retaining wall) is not to be
closer than 900mm for cut and |.5m for fill to any property boundary, where the overall heighit'at any point
exceeds 500mm.

Variations to Cut and Fill Design
m. Variations to the requirements above will be permitted to create a flat yard spa

of the lot for the purposes of outdoor living, recreation, clothes drying, swim
n. Proposed variations to the controls must demonstrate that the excavati
with the natural landform/environment and will not adversely affect th
o. Where a property is burdened by stormwater or water and sew Council will generally
preclude any excavation or filling within that easement.

Design Guidelines

On sloping sites building will generally need to step down the site in order to remain under the height limit and in order to
avoid excessive cut and fill.
Suggested design solutions to use when dealing with topography in streets and on lots includes:

- a series of small terraces or stepped retaining walls,

- incorporating the retaining wall into the building elevation,

- incorporating the retaining wall into the boundary fence along the street.

A8

DESIGN CONTROL@& -
Setbacks are importan the buildings location in relationship to the lot boundaries, the street and

neighbouring b S. ack®allow space for landscaping and to achieve privacy between dwellings in residential

Calculation rules:

A setback is the distance between a building and a lot boundary. It is the measurement of the horizontal distance between
the property boundary (or other stated boundary) measured at 90 degrees from the boundary and:

- a building wall or load bearing columns used instead of a wall
- the outside face of any balcony, deck or the like or
- the supporting posts of a structure or
- the outer edge of an eaves gutter,
If either the boundary or the structure is irregular then the shortest distance is the setback distance.

Setbacks are measured at 90 degrees to the lot boundary and include any articulation to the buildings elevation as well as
including roofed or enclosed external living areas.

This setback is not a minimum or maximum distance from the street but rather the building is to be built along the alignment
of the front boundary setback.
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Front Setbacks (Building lines)
The setback from the front boundary establishes the location and alignment of the buildings front elevation.

Front setbacks help create the proportions of the street and contribute to the public domain by unifying streetscape
character and the continuity of street elevations. Street setbacks enhance the setting for the building as they provide
for landscape areas, entries to the dwelling and deep soil areas.

The front setback is measured from the front boundary of the allotment to the outer most edge of the wall of the
building elevation.

Multi-dwelling development located on site with more than one street frontage, the dwellings must ensure that they
address all streets.

Objectives

e To establish the desired spatial proportions of the street and define the street edge.
e To enable a transition between public and private space.

e  To create a landscape setting for residential buildings.

e To ensure compatibility with other buildings in the street.

e To dllow for landscaping.

Controls

a. In new areas Dual Occupancy Housing and Town Housing is to be set
corner sites the setback along the secondary street (the street to whic
is 3m.

C thekstreet boundary by 6m. On
elling has its secondary frontage)

b. Where a site has dwellings with frontages to two or more s
be considered as front setbacks and there be 6m.

reet setbacks for these frontages are to

c.  In established areas and on infill sites Dual Occupancy
setback distance of neighbouring buildings and are to
either side. This setback can be varied up to plus or mi

usingia n Housing are to be consistent with the
the average of the setbacks of neighbouring dwellings on

d. In new and established areas Row Housing i setback from the street boundary by 3m.

: $ Setback
+-1m

O
L]
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In situation where there is not a predominant setback line new buildings are to be an average of the setback distances on neighbouring sites with a variation of
up to Im.

street

street

Corner buildings may have different setback distances to define the pri ’ﬁky

Minimising side boundary setbacks allows the building to ha street and rear building frontage. This gives a

Side Setbacks
Side setbacks are designed to allow buildings to have the minimal Sibetween the building and the side
boundary.

a wid

greater elevation length for habitable room windo be o to the front and the rear of the lot.

By orienting habitable rooms along the front and r tions rather than the side boundaries separation distances
for privacy, light and air can more easily be een neighbouring dwellings.

Objectives

e To provide an orientation for
e To provide access to the
e To provide a location fo

o  To facilitate visual

Calculation rules

Side setbacks are measured from the allotments side boundary to the outside edge of a building element. Setbacks are measured at
90 degrees to the allotment boundary and include any articulation to the buildings elevation but do not include external living areas.

street
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Side setbacks are measured between the building and the lot boundary.

Living room windows are
facing north

I

I

I

I

|
Screen planting for privacy |
Setback required to achieve 1
privacy and separation between |
dwellings |
I

I

I

I

I

Living room windows or/and
doors facing the side boundary

Living area

Neighbouring dwelling
R 2
On Dual Occupancy and Town Housing lots with north to the side boundary living room wi canliface the side boundary if set back.

Controls

a.  Single storey Dual Occupancy Housing and Town Housing-a set back a minimum of 900mm from the
boundary line. Guttering, eaves, hoods and other simjlar structt ay be constructed within the 900mm but
not closer than 600mm from the boundary.

b. 2 storey Dual Occupancy Housing and Town
line to the wall of the building. Guttering, ea
the 1.5m but not closer than 900mm frg

ing are t&"be set back a minimum of 1.5m from the boundary
s and other similar structures may be constructed within

d.  Walls containing the pri
minimum of 4m from
Controls.

iving rooms that face the side boundaries are to be setback a
ry and be screened and meet the distances as set out in the Separation

Garages and basement
e. Garages if in the 6 metre building line may be located within 450mm to a side boundary.

f.  Carports cated adjacent to a side boundary and must comply with the requirements of the Building

gesare to be in line with the building above.

2y be located adjacent to the side boundaries only where front fences above 600mm has a 60%
openness ratio for the first 2m along the boundary adjacent to the driveway to achieve sight lines as set out in
section A2 of this DCP.

Note: see also Design Control 7 b.

Rear Setbacks

Rear setbacks are important for achieving open space to the rear of the lot for deep soil zones, water percolation
areas as well as private areas for recreation and relaxation.

Rear setbacks allow separation distances between neighbouring dwelling to ensure visual and acoustic privacy for
dwellings.

Tweed Shire Council 32-



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part B - Dual Occupancy Housing, Granny Flats, Town Houses and Row Houses

Calculation rules

Rear setbacks are measured from the rear boundary to the outside edge of the wall of the building. Setbacks are measured at 90
degrees to the lot boundary and include any articulation to the buildings elevation but do not include external living areas.

The rear setback will include the rear Deep Soil Zone and can include external living areas and any additional landscape areas.

Objectives
e To provide an area for private outdoor recreation and relaxation.
e To dallow space for vegetation and mature trees.

e To separate dwellings to achieve privacy.

Controls
a. Garages and outbuildings may be located within 450mm of the rear boundary.

b. Carports may be located adjacent to the rear boundary.
c.  The minimum rear boundary setback is 5m or the deep soil zone whichever is reatehy, The minimum
building separation distances must be met.

Canal Frontages

d. The setback from a canal frontage is:
- 5.5m where the boundary is on the canal side of a revetment ,
- 3.4m from the revetment wall where the wall is on the da

e. No structures are to be built in the setback area other
walls, suspended decks that do not exceed the level ofithe allo
except:

at the top of the batter and boat ramps

(i)  For those allotments with canal fron and fac llan Drive and Jacaranda Avenue, Tweed Heads
West where the setback line to the ntage shall be 2.5m

(i) Lots I,2 3 and 4 Crystal Wate
along the canal frontage.

f.  The underside of any suspended anal is to be suitably screened, except in cases where giving
effect to this control wouldzlt in‘adverse impact to flood waters.

y

street

<

Rear setbacks are measured from the lot boundary to the rear elevation of the building.

o'].2 metres high, swimming pools, retaining

eed Heads West where normal building setbacks shall apply
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DESIGN CONTROL 4 - Carparking and access

The location and design of car access and parking areas is to ensure that the site is not dominated by car related
uses. Vehicle access and movement areas must not dominate the streetscape nor compromise the privacy and
amenity of the site or neighbouring dwellings.

Carparking is to be convenient and is to be designed to meets the needs of residents. The design of carparking is to
integrate with the overall site design to minimise visual and environmental impacts.

Objectives

e To provide on site car access, parking and manoeuvring areas.

e To minimise the physical and visual dominance of vehicles on sites.
e  To minimise footpath and street reserve crossings. .

Carparking Generally
Controls

a. Carparking is to be in accordance with Section A2 of the Tweed Shire Dgyelo rol Plan.
b. Car park entries are to be located off secondary streets and laneways ur.
c.  The driveway width from the street to the property boundary is
d. Vehicular movement and parking areas are to be designed to mini dimensions, to reduce hard surfaces on
the lot, and increase the area available for landscaping.
e. A garage or carport may be located in front of an exisfing gif:
- there is no other suitable position on the allotment; and
- the carport or garage accommodates a single car sp:
- there is no vehicular access to the rear of the allotment.
f.  Driveways cannot be roofed.
Basement Carparking
Basement parking needs to be cagefully ned to ensure the building is not raised unnecessarily high above ground

level and that the building has
of ramps requires special ¢
selection of materials can soft

t physical'@onnection between the dwelling and the ground. The location and size
n to ensure the streetscape is not impacted upon. Landscaping and the
the impact of ramps and basement walls.

catedywithin the building footprint and/or behind the buildings front elevation to avoid

den.

b. A ramp entering off a public street must start behind the boundary. Ramps cannot be located on public land.
The width of ramps is to be minimized.

The walls of basement carparks are best located in line with the buildings footprint. Basement carparking is not
to extend outside the external line of terraces, balconies and porches.

Tweed Shire Council 34-



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part B - Dual Occupancy Housing, Granny Flats, Town Houses and Row Houses

carpark and
building footprint

align V ‘l

7] Max Im above
ground

semi-basement car park

The maximum extent of bas

The impact of ramps and garage doors to this basement carpark has been reduced by making the garage doors in line with the buildings elevation and making
the doors solid so as to read as the base and wall of the building, Ideally it would only have one entry.
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Garages
Controls
a. Garages and carports are to be set back at least |m from the buildings street elevation.

Limit the width of garage doors along the street to a maximum of 50% of the building elevation. Laneways may
have up to 75% of their frontage as garage doors.

c. A pedestrian access way from the laneway is encouraged.
The design and materials used for garages must be in keeping with the main dwelling.

Town Housing on-grade carparking cannot be located closer than 6m from the street boundary.

e = s o
—_—me

Garages and car parking areas should be visuall: fcwm? elevation, fencing and landscaping along the streetscape

a. Carports cannot be widerhan one carpace width or 4m where other means of undercover parking is
provided on-site.
b. A maximum of two ¢ pacesycan be stacked down the site.

Carports

Controls

o
nl

c. Double carports cur, on very steep sites or where there is no other solution possible for car

parking on the site!

d. Carports
struc

t negessitate an extra driveway additional to the driveway for a garage or other parking

erials used for carports must be in keeping with the main dwelling.
ust not be enclosed on any of its sides.
Carports cannot have rooms within the roof.

For new dwelling carports cannot be erected between the street alignment and the front building alignment of
the dwelling. The minimum setback behind the front building alignment is | metre.

E
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Carports
can be
stacked
down the
site

Im min.

e
Setback

Carport can be
located forward
of the building
elevation if
there is no
other location

street

L |

Generally only
single width
carport

Carports can be stacked down the site.

)
(,(\‘(

YA
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DESIGN CONTROL 5 - Building Footprint and Attics, Orientation and Separation

Building Footprint and Attics

A building footprint is a two dimensional area that sets the extent of a building in relation to the site boundaries. It
defines the width and depth of the overall buildable area within which a future building can be located.

The building footprint sets the appropriate location and alignment of future development in relation to the street
layout, block and lot size in a particular location. Building footprint is used to control residential amenity in terms of
light, ventilation, privacy, outlook, security and consolidated landscaped areas across the lot. It also provides a setting
for the building on the street consistent with the streetscape.

Attics can provide additional floor space whilst helping to reduce the overall height of buildings. An attic is a space
that is contained within a pitched roof of a building. Attic rooms require either skylights or dormeggwindows for light
and air.

Objectives
e To ensure that the bulk of the development is in scale with the existing or desired fut

e To provide adequate amenity for building occupants in terms of sun access and natu

a

y metres
1

z metres

X metres

Building footprint y measurement is the building depth. Building footprint x measurement is the buildings width.
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Calculation rules

Building footprint depth refers to the dimension measured from the buildings front or street elevation to the back elevation (rear
of the site). Building depth includes the internal plan depth of the dwelling; it does not include external living areas.

Building footprint width is measured from side building elevation to side elevation. Building width is set by the width of the site
minus the required side setback (including driveways)

Building footprint does not include external living areas.

Controls

a. For buildings that only have daylight access to two and opposite sides of the building the back wall of a room
cannot be greater than 10 metres from a window.

b. Attic spaces cannot be more than 50% of the building footprint.

c.  The majority of the volume of an attic is to be contained within the roof space.

Building Orientation

Is ining the windows

Building orientation is a term used to describe the primary aspect of the buﬂdlng o
i relation to the site

of the living areas of a dwelling and external living areas. The buildings orien
boundaries.

to protect the amenity of
ellings is to the front and the
ttern so as to fit within the

Building orientation is important in ensuring privacy and outlook for n

established context.

Orientation is a key aspect in ensuring that new developmént resp I responds to the streetscape.

By locating the primary windows of living areas facmg the stifeet bouhdary and/or the rear boundary this allows the
side boundaries to have mainly the windows to an rool s allows the building to be located closer to the
side boundaries where separation distances for a rooms are not as stringent. This gives a great length or
frontage to the front and rear elevations whe tlook are more easily achieved given the separation
distances created by the front garden and s ont of the lot and rear gardens to the rear of lots.

Where it is not desirable to have livingpace

instead. Where this occurs the main en be facing the street and must remain clearly visible.

Objectives
e To easily achieving setb ances for privacy and outlook.
ll

e To provide a level o over the street.

Controls
a.  All dwellings with a street frontage(s) are to be oriented to and address the street(s).

Ensure that the pedestrian entry to the development is clearly visible and accessible from the street.
Where possible orientate bathroom, laundry and other ancillary room windows to the side boundaries.
Where possible orient the primary windows of living rooms to the front or the rear of lots.

P o 0o

Orrient living areas to employ passive solar design principles.
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Calculation rules

Address refers to the dwelling presenting an attractive elevation to the public domain; this generally includes windows of
habitable rooms and the front door to the dwelling.

Primary windows and doors are those that give the rooms its outlook, light and air.

Secondary windows and doors can also provide outlook, light and air to the room but in the case that greater privacy is required
for either dwelling or neighbouring dwellings these windows/doors can be of opaque material, fixed, shaded or small in size and
are not the primary source of outlook, light and air.

In established residential areas many buildings are oriented to the front and rear of lots so that p u e coordinated across the block, the street
and between neighbouring buildings.

(

Living rooms and external living areas can be oriented to the front and rear of the site.
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e Row Houses have been designed to orient to and address the street by having habitable rooms facing the street.

Building Separation

Achieving adequate separation between buildings and shared driveways is an important consideration when
increasing densities in existing and established residential areas. It ensures that both existing and new residents can
enjoy privacy both to internal and external spaces.

Ensuring the orientation of primary windows to habitable rooms is to the front and the rear of sites is fundamental
to achieving an efficient site layout and achieving or exceeding minimum separation distances. Separation distances
are to enhance the livability of the dwelling by providing useable outdoor space generally associated to living space
with the dwelling.
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Objectives

To maintain privacy between dwellings.

Controls

a.

8m minimum separation between the wall containing primary windows/doors of living rooms (on any level of
the building) to the wall of an adjacent building containing primary window/doors of living rooms.

6m minimum separation distance between primary windows/doors (on any level of the building) of living rooms
to windows other than the primary windows of living rooms.

4m min separation between walls containing primary windows/doors of living rooms (on any level of the
building) the side boundaries.

4m minimum separation between the primary windows of living rooms (on any level of the bdilding) and walls

containing no windows.
4m minimum separation between walls containing primary windows/doors of living rooms (@p anyfeyel of the
building) to shared driveways.
4m minimum separations between walls containing primary windows/doors of | level of the building)
to carports and garages.

ing\cooms

3m minimum separation between walls containing primary windows/doo (on the ground level

only) to shared driveways, carports and garages.
2m min separation distance between the windows/doors of non-habi (on any level of the building).
This distance can be measured diagonally.

Calculation rules

Separation distances are measured between buildings that can either be on the same lot or on neighbouring lots.
Separation distance is measured at 90 degrees to the wall.

Primary windows and doors are those that give the rooms its outlook, light and air.

Secondary windows and doors can also provide outlook, light and air to the room but in the case that greater privacy is required
for either dwelling or neighbouring dwellings these windows/doors can be of opaque material, fixed, shaded or small in size and
are not the primary source of outlook, light and air.

L N\

Living room windows are
facing north

|

|

|

|

|
Screen planting for privacy |
Setback required to achieve i
privacy and separation between |
dwellings |
|

|

|

|

l

Living room windows or/and
doors facing the side boundary

Living area

Neighbouring dwelling

Lots with North to the side boundary can be oriented to the side boundary. A courtyard and setbacks to the boundary are required to ensure privacy on
neighbouring lots.
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DESIGN CONTROL 6 — Height

Building Height
Height is an important control to ensure that future development responds to the desired scale and character of the
street and local area and to allow reasonable daylight access to existing developments.

The height controls are intended to work with existing buildings in the street. Height controls on individual sites are
to be further refined by decisions about daylight access, roofs, residential amenity, setting and topography of
particular locations and streets.

Objectives
o To design new development appropriate to the existing building scale in the street and the local area.

e  To ensure new development maintains an appropriate residential character.

Controls

9m is the maximum overall building height.

a
b. 8.5mis the maximum wall plate height.

f.  Carports maximum height 3.5m for a flat roof and 4.5m for a pitched r@of*
8

Detached garages are to have an eave height of no more than 2.7m an
3.5m for a flat roof and 4.5m for a pitched roof.

um overall building height of

Calculation rules
Height is measured in an overall building height, wall plate height.

Overall building height is the vertical distance between finished ground level at any point to the highest point of the
building, including plant and lift overruns, but excluding communications devices, antennae, satellite dishes, masts,
flagpoles, chimneys flues and the like. The measurement of overall building height includes all roofs and all roof elements.
The height as specified is the maximum allowable.

Wall plate height is the vertical distance between finished ground level to the highest point where the wall joins the roof.
The definition of storey is found in the Tweed LEP
Ground level (existing): means the existing level of a site at any point.

Ground level (finished): means, for any point on a site, the ground surface after completion of any earthworks (excluding
any excavation for a basement, footings or the like) for which consent has been granted or which is exempt development.

- w

Max. height of a building

Overall building height is measured from the finished ground line, shown dotted.
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—

external wall of building

line of ground level

The wall plate height is measured to the underside of the eaves.
Ceiling Height %

Higher ceilings can create better proportioned internal spaces. Generous cgi htstare’particularly important in
buildings with small, deep rooms or in rooms that have little sun penetratio those facing south.

Objectives

e To increase the sense of space in dwellings.

e To contribute to well proportioned rooms.

e To promote the penetration of daylight into dwellin

Controls

a.  Minimum finished floor to ceiling di set out in the Building Code of Australia.

It is encouraged to provide minim iliNgheights of 2.7m min. finished floor level to finished ceiling level for
habitable rooms. For habitableé roomsiith a raking ceiling it is preferable to have at least 30% of the ceiling at
2.7m high.

N

f
RERRNERRY

Double height ceiling spaces can significantly increase light penetration into narrow or one-sided apartments as well as add to the qudlity of the internal space.
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DESIGN CONTROL 7 - Building Amenity

Building amenity is the way in which the building provides a high quality of life for residents. This is concerned with
the ability of spaces to adequately provide for their intended function and level of activity. The key aspects of building
amenity include; sunlight access, visual privacy, acoustic privacy, view sharing, and natural ventilation.

Sunlight Access

The use of passive solar design in dwellings is encouraged. Tweed has a temperate sub-tropical climate and well
designed houses in Tweed should only require a limited amount of heating and cooling. The heat load resulting
from direct solar penetration into buildings during the hotter months can be a major problem, and so it is

important that dwellings are designed to optimise the benefits of sunlight, whilst minimising its negative effects.

The orientation of the allotment, the immediate subdivision pattern and the local topography,
impact on the ability to provide solar access. Sites on the southern side of a hill, for exampl
the same level of sunlight access as other sites. On allotments where the side boundary
consideration should be given to increasing the side setback to improve sunlight access an
overshadowing by future development on neighbouring allotments.

ve a significant
ay not receive
herly aspect,

ment on the solar
easonable

It is also important when designing new buildings to consider the impact of the d
access of the neighbour. In some instances, overshadowing may be unavoidabl
overshadowing of neighbours as a result of poor design is not acceptable.

Ideally, solar access should be maximised in winter and minimised in su
desirable as it provides the most solar access in winter and is relati

nortRerly aspect is most
ade in summer. A westerly

elements as vertical sun shading devices, blinds and deciduous

Daylight consists of both diffuse light and direct light. Good,leve
reduce the need for artificial lighting. Good levels of daylight ca
of window size, location and proportion.

Objectives
e To maximise sunlight and daylight access

e To ensure that sunlight access of neighbg lings and neighbouring private open space is minimised.

light in a dwelling improve amenity and
eved through the careful consideration

e To encourage the use of passive so ig

Controls

a. Living spaces are to b ted pgedominantly to the north where the orientation of the allotment makes

this possible.

b. Dwellings on aIIot h have a side boundary with a northerly aspect are to be designed to
maximise §U t ac€ess to internal living areas by increasing the setback of these areas. In these cases a
minim of 4 metres is required.

c. Pri e of the subject dwelling is to receive at least two hours sunlight between 9am and 3pm
onJu

d.  Windows¥® north-facing habitable rooms of the subject dwelling are to receive at least 3 hours of sunlight
between 9am and 3pm on 21 June over a portion of their surface.

e. For neighbouring properties ensure:
- sunlight to at least 50% of the principal area of private open space of adjacent properties is not reduced to
less than 2 hours between 9am and 3pm on June 21, and
- windows to living areas must receive at least 3 hours of sunlight between 9am and 3pm on 21 June.
f.  Where existing overshadowing by buildings is greater than this, sunlight is not to be further reduced by more
than 20%.
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Higher window heads allow
greater sun penetration into
rooms

They help to regulate excessive summer
sun penetration.

Horizontal external shading devices
are suitable for north facing windows.

e
N
N
\
N
% Vertical external shading devices
N are suitable for west facing windows.
They can help to regulate excessive summer
sun penetration.
Visual Privacy
Visual privacy allows residents to ca activities within all rooms and private open spaces without
compromising the functioning ofginternaliand external spaces. Visual privacy is determined by the nature of
adjacent developments, site uration, tepography, the scale of the development, and the layout of

individual dwellings.

Living rooms should be lo
achieved. Locating th i
windows of ancillary r
side boundari

to th@front and rear elevations where privacy and outlook are more easily
of windows facing towards the street and the rear boundaries means that the

It is not ng de the same degree of privacy protection to all parts of a neighbouring site. Higher

be provided to both internal living areas and to the external living area. Overlooking

Terraces and onies from living rooms located above ground level can have a significant impact on the
amenity of neighbours with regard to loss of visual privacy and increase in noise levels.

Objectives
e To provide visual privacy for internal and externally spaces.

e To facilitate outlook and views from principal rooms in dwellings and private open spaces without compromising visual
privacy.
o To provide a level of surveillance over the street.

e To minimise overlooking of neighbouring dwellings.
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Controls

a. Terraces and balconies off living areas are generally not to be located above ground floor if they overlook
neighbours.

b. Living room and kitchen windows, terraces and balconies are avoid a direct view into neighbouring
dwellings or neighbouring private open space.

c. Side windows are to be offset by distances sufficient to avoid visual connection between windows of the subject
dwelling and those of the neighbouring dwelling.

Screen planting for privacy

Screen planting for
privacy

T L—— |Screening between neighbour-
neighbour ing dwellings needs to occur
where External Living Areas
are close to the side boundar-
es.

External Living areas requiring screening for privacy when located close to a side boundary.

Acoustic Privacy

Acoustic privacy is a measure of sound insulation between individual dwellings, and between external and
internal spaces. Designing for acoustic privacy relates to the location and separation of buildings and the
location of living areas and above ground external areas such as terraces.

The proximity of the building to major external noise sources such as busy roads is also a major consideration.

Setbacks, separation between dwellings, and the appropriate location of external living areas, provide the
primary method of ensuring acoustic privacy.
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Objectives
e To provide a high level of acoustic privacy.

e To minimise the impacts of noise generating uses such as tradffic, air conditioners, pumps, and other mechanical
equipment.

Controls

a. The noise of an air conditioner, pump, or other mechanical equipment must not exceed the background
noise level by more than 5dB(A) when measured in or on any premises in the vicinity of the item. This may
require the item to have a sound proofed enclosure.

b. Dwellings located on arterial roads are to have double glazed windows where these windows face the road
and provide light to living rooms or bedrooms. This is the case whether or not the dwelling has a solid
masonry wall to the arterial road.

c. Dwellings located on designated or classified roads are to have an acoustic seal on the door to

reduce noise transmission.
View Sharing

View sharing is where new dwellings are designed so as to retain the private viewsfenj frormexisting dwellings
on neighbouring sites.
Objectives

e To ensure new dwellings endeavour to respect important views fronaglivi as and rooms within existing dwellings.

Controls
a.  Building siting is, as far as it is practical, to be designed o minimjse the impact on view sharing between
properties.

Natural Ventilation

es of fresh air through dwellings to create a comfortable
indoor environment. Designing fog naturaliyentilation exercises sustainable practice by responding to the local
i for mechanical ventilation.

e To ensure that resid er buildings are designed to provide all habitable rooms with direct access to fresh air
and to assistdmpromo ePmal comfort for occupants.

Controls
a.  All dwellings are to have operable windows to habitable rooms.
Non habitable rooms including kitchen, bathroom & laundry are encouraged to have operable windows.

c. The plan layout, including the placement of openings, is to be designed to optimise access to prevailing
breezes and to provide for cross-ventilation.
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DESIGN CONTROL 8 - External Building Elements

External building design elements include;

- fences and walls,

roofs, dormer windows and skylights

- elevations visible from the public domain,

- awnings, canopies, pergolas, storm blinds, sails and signage,
- minor elements.

These external building elements are highly visible from the street and as such contribute to the character of the
streetscape and the local area.

The design of external building elements is to make a positive contribution to the attractiveness of the streetscape
and the local area and contribute to a consistent built character along the street.

Fences and Walls; Front, Side and Rear
Fences and walls include all built vertical landscaping elements designed to define bouidarieshetween one space and
the next or to accommodate a change in level.

The design of fences and walls has an impact on the real and perceived safety s sidents as well as on
the amenity of the public domain and the streetscape character. The visual ale design of fences all need
to be carefully considered.

Front boundary fencing should also be designed in a manner that facilita ess to the water metre servicing the
property at all times, except where an alternative meter reading mmodated on site, that is, an
electronic reader or bar scanning system.

Objectives

e To define the boundaries between public and priv; nd.
e To define the boundaries between neighbourin !
e To contribute to the streetscape appearan

e To enhance the usability of private o D

S
e To offer acoustic and visual privgcy on roads.

Controls
a. Frontand return fenc e to reflect the design of the dwelling.
a

walls are to be constructed of materials compatible with the house and with
d in the streetscape.

b. Front and return
other fenc

c.  Return fen to\be the same height and design as front fences.

ences can be up to maximum height of |.5m high with a maximum solid fence height of

the solid wall the fence is to have a min. openness ratio of 60%.
e. Front andyeftirn fences may be solid up to 1.5m if located on an arterial road.

f.  No Colorbond or timber paling for front or return fences, except were integrated into a design theme that is
consistent with the character of the dwelling and streetscape and incorporates appropriate articulation to allow
for landscaping.

g. Fences and walls are not to impede the natural flow of stormwater runoff.

h. If located in a bushfire prone area fences and walls are to comply with AS3959 and Planning for Bush Fire
Protection 2006, as amended from time to time.

i.  Asolid front wall may be higher than 0.9m where the topography means a retaining wall is necessary. The height
of the retaining wall is to be minimised and is to be compatible with the positive characteristics of the existing
streetscape.

j.  Fencing is not to obstruct water meter reading.
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Side and Rear Fences

Controls

a. Side fences are measured from behind the building line to the rear boundary. Maximum fence height of 2.0
metres.

b. No chain wire fences are to exceed |.2m in height.

c.  May include timber paling, metal or Colorbond material.
For tennis courts or other similar areas, chain wire fences shall be black or dark green plastic coated mesh. Solid
fences enclosing these facilities shall not be permitted over 3.6m and shall be offset by 600mm of the side and
rear boundaries and Im from front boundaries.

e. Fences and walls are not to impede the natural flow of stormwater runoff.

f.  Controls for front fences and walls also apply to secondary street frontages on corner lots measured for the

length of the dwelling.

Fences and walls for Greenbank Island

Approval is to be obtained from Council prior to the erection of any fencing on Greenban
Fencing behind the six (6) metre building line shall not exceed 2000mm in height.

The fencing is to be constructed of brick, stone, masonry block or such other nfateri
Council.

is approved by

1.5m max.
fence height
min. oppenness
ratio of 60%

600mm
solid wall
height

L\

Indicative front fence design with a low wall, open fencing above and landscaping.

Vegetation for
additional screening

Low fences and informal coastal landscaping in this example contribute to a distinctive residential streetscape.
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max
1.5m
height

rear boundary fence

min. 60%
openness
ratio

max solid
base height

0.6m

W

neighbouring dwelling

side boundary fence

front boundary fence

return fence

neighbouring dwelling

occurs
between the
front fence
and the front
of the
dwelling

street
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W

This fence returns down the side boundary, combines landscaping, open fencing and low walls to '
create a fence that enhances the pedestrian scale and residential qualities of the street.

Roofs, Dormers and Skylights

The roof is an important architectural element for the overall comp and expression of a building. The shape
and form of a roof and its associated elements responds toghe envigo t and the context. Quality roof design
responds to various viewpoints within the local context, sugh as the roofscape observed from higher locations and
the silhouette viewed from the street. In some areas the ro art of a distant view and sits within a larger

skyline vista.

Objectives
e  To contribute to the design and perfafmancey gs.

e To integrate the design of the roof into the overall elevation and building composition.

e To contribute to a consiste attractive Streetscape.

e To provide shading an ection.

Controls
a. Relate roof 2 de desired built form by:

- ensuring the roof height is in proportion to the wall height of the building.

b. The main roof is not to be a trafficable terrace.

c. Skylights are:
- not to reduce the structural integrity of the building or involve structural alterations,
- to be adequately weatherproofed,

- to be installed to the manufacturer’s instructions.
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Elevations Visible from the Public Domain

The architectural quality of buildings frontages and partially the side elevations contribute to the character and design
of the streetscape. High architectural quality requires the appropriate composition of building elements, textures,
materials and colours and reflects the use and internal layout of buildings.

The composition and detailing of the building’s elevations has an impact on its apparent scale as well as its
appearance. The pattern or rhythm established by the proportions of the elevation, the modulation of the external
walls, the design of elevation elements, their materials and their detailing are all important considerations.

In addition to the controls for building elevations ensure that the corner buildings, which are by their location often
highly visible, are well designed and respond to the different characteristics of the streets they address.

Objectives

e  To define and enhance the public domain and street character.

e To ensure that ancillary building elements are integrated into the overall building form an .

Controls Q

a. Design important elements such as front doors and building entry are rominence in the building
elevation and to be clearly identifiable from the street.

c.  Use proportions, materials, windows and doors types that are resi in type and scale.

d. Design elevations to reflect the orientation of the site using gle as sun shading, light shelves and bay
windows as environmental controls.

e. Coordinate and integrate building services, such as dr overall elevation and balcony design.

a. Coordinate grills/screens, ventilation louvres, carpark eatry dogps with the elevation.

b. Integrate the design of garage entries with th ing ele n design.

c.  Building elevations on corner sites are to be oth streets by having windows and doors addressing

both streets.

d. Landscaping, fence and wall treat s
street frontage for the length of t

econdary street frontage are to be the same as the primary

This building addresses its corner location by designing both street elevations with equal importance.

Tweed Shire Council 53 -



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part B - Dual Occupancy Housing, Granny Flats, Town Houses and Row Houses

Awnings, Canopies, Pergolas, Storm Blinds, Sails and Signage

In multi-unit developments operable blinds such as louvers can greatly improve the privacy and thermal efficiently of
both external and internal spaces.

Pergolas are generally located on the ground level and offer opportunities for providing privacy from upper level
dwellings that may look down onto ground level dwellings.

Objectives

e To provide shelter from sun, wind and rain for private external spaces.

Controls
a.  Awnings, canopies and storm blinds are to be wholly within the lot boundaries at least 90 from the site
boundaries.

b. Must observe and maintain existing building line setbacks.

c. [If erected in a bushfire prone area, they are to comply with the requirements 9 Planning for
Bushfire Protection 2006.
iSitops.

d.  Pergolas must not be located closer to a boundary than 900mm.
e. Ensure that signage provides clear and legible way-finding for resi

Minor Elements

Minor structures include those building elements t/ re ass with the use of the dwelling for residential
purposes. Minor structures include; air Condition s, aerials, antennae, microwave antennae and satellite dishes,
barbeque areas, aviaries, clothes hoists/lines, e oxes and outdoor security lighting.

Controls

a.  Air Conditioning Units

- Noise levels from aj
measured at the pfoperty

itioning units are not to exceed 5dB(A) above ambient background noise levels

- Air conditionjng unigjiitstallation must not reduce the structural integrity of the building.

installation of air conditioning units must be adequately weatherproofed.

of one per single dwelling house,
c.  Ground mounted satellite dishes are to be:
- amaximum height of 2.4 metres,
- limit of one per dwelling house on lots less than 5,000 square metres,
- located so as not to be visible from a public place,
- aminimum of 900mm from a property boundary.
d. Roof Mounted satellite dishes are to be:
- suitably coloured to blend in with the building,
- structurally stable,
- one per dwelling house on lots less than 5,000 square metres,

- No higher than the ridge line
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e. Barbeque areas are to be:
- used for domestic purposes only,
- no closer than 900mm to a property boundary,

- located in the rear yard or no closer to the front of the property than 900mm behind the buildings front
elevation,

- located with consideration to the impact upon adjoining properties.

f.  Aviaries are to be:

- used for domestic purposes only,

- located no closer than 10 metres from a dwelling house on any adjoining property,

- located in the rear yard and not closer than 900mm to an adjoining property boundary measured to any part of
the building,

- structurally sound.

f.  Clothes hoists/lines are to be:

- located in the rear yard or no closer to the street than the front elevation of the bui
- if located on the side of the dwelling they are to be screened from view from all street.
g. Flagpoles are to be:

- structurally sound,

- wholly within the property boundary.

h. Letterboxes:

- are to be a maximum height of 1.2m above the ground,
- are to have street numbering corresponding with that allocate lling,

- are to be structurally sound,

- are to be designed as part of the building and its landsdaping using similar materials and finishes,

- in multi-dwelling developments letterboxes m
structure, contain sufficient boxes, on for ead

be local ommon property; be contained in one
lling, including one for the body corporate.

i.  Outdoor security lighting is to be locate
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DESIGN CONTROL 9 - Building Performance

Energy Efficiency

The ability of the development to optimise thermal performance, thermal comfort and day lighting will contribute to
the energy efficiency of buildings, providing increased amenity to occupants and reduce greenhouse emissions and,
with them, the cost of supplying energy.

Objectives
e To reduce the necessity for mechanical heating and cooling.
e  To reduce reliance on fossil fuels.

e To minimise greenhouse gas emissions.

e To support and promote renewable energy initiatives. &
Controls
a. Developments are to obtain BASIX certification where required. %

Woaste Management

The minimisation and management of waste from development can co
the building as well as limiting potentially harmful impacts on the epyinen
stages of the building’s life cycle, from construction to demolitio

and collected.

Objectives

h@wisual and physical amenity of
t. Minimising waste is relevant to all
s the way in which waste is stored

e To plan for the types, amount and disposal of waste to be rated during demolition, excavation and construction of the
development.

e  To encourage waste minimisation, including so reuse and recycling.
o To ensure efficient storage and collection o lity design of facilities.
Controls

a.  Any application for development t! volves the demolition of existing structures is to provide a Demolition
work plan in accordance the provisions of AS260| and Councils work plan requirements.

b.  Excavation that will r
use of site response

te material having to be transported off-site must be minimised through the
. Where practical excavated material should be reused on-site.

Design Guidelines

O Incorporate existing built elements into new work, where possible.
O  Recgycle and reuse demolished materials, where possible.
O Specify building materials that can be reused and recycled at the end of their life.
O  Integrate waste management during the design stage by:
- reducing waste by utilising the standard product/component sizes of the materials to be used,

- incorporating durability, adaptability and ease of future services upgrades.

O  Prepare a waste management plan for green and putrescent waste, garbage, glass, containers and paper.

O  Locate storage areas for rubbish bins away from the front of the building so as to minimise negative impacts on the
streetscape. Provide every dwelling with a waste cupboard or temporary storage area of sufficient size to hold a single day’s
waste and to enable source separation.

Woater Conservation

Dwelling design can contribute to environmental sustainability by integrating measures for improved water efficiency.
Water can be conserved in two ways; by reducing water demand from the mains and by re-using water which would
otherwise be lost as run off or waste water.
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Objectives

e To reduce main consumption of potable water.

e To reduce the quantity of urban stormwater run off.
Controls

a. All developments are to obtain BASIX certification where required and comply with the relevant requirements
of the Building Code of Australia.

Design Guidelines
Use AAA rated appliances to minimise water use.
Encourage the use of rainwater tanks.

Collect, store and use rainwater on site. This may be used for car washing, watering the garden, toilet flushing, I and clothes
washing. Once treated, rainwater can also be used for potable supply.

Incorporate local indigenous native vegetation in landscape design.

Consider grey water recycling.

Maintenance

Detailed design and material selection support long-term maintenance of developments. This is particularly

important in relation to corrosion issues in coastal areas. On-going mai res the longevity of quality
r an

architectural and landscape design, sustains and increases the value inimises the life-cycle cost of a
development to owners.

Objectives

e  To ensure long life and ease of maintenance for the development.

Design Guidelines

Design windows to enable cleaning from inside thefBuilding, Whereypossible.
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DESIGN CONTROL 10 - Floor Space Ratio

Floor space ratio (FSR) control provides a guide as to the allowable densities for an area.

FSR is not to be the sole determinant of future built form, rather all the other Design Controls in this Part must be
achieved.

FSR is an absolute maximum, which may not be wholly achievable on all sites due to other design considerations.

Objectives

e  To match building scale with the capacity of the site and the local area.

o To define the allowable development density for sites.
Controls

a. The maximum FSR for Dual Occupancy housing is:

- 0.55:1 for attached dwellings except where the dwellings do not cover more % site are in which
case the max. is 0.65:1.
- 0.45 for detached dwellings.

b. The maximum FSR for Town Housing is 0.8:1

c.  The maximum FSR for Row Housing is 0.8:1

r

The maximum FSR will not always be achievable on all sites. It is the generic way of defining the density of the site and is to be
measured once all the other Design Controls have been achieved.

Floor space ratio is the ratio of the gross floor area of all buildings on a site to the site area.

Gross floor area: means the sum of the floor area of each storey of a building measured from the internal face of external walls, or
from the internal face of walls separating the building from any other building, measured at a height of 1.4 metres above the floor,
and includes:

- the area of a mezzanine within the storey,

- habitable rooms in a basement,

- any shop, auditorium, cinema, and the like, in a basement or attic,

but excludes:

- basements projecting less than Im above finished ground level,

- storage areas,

- vehicular access, , garbage and services,

- areas used exclusively for mechanical services or ducting,

- car parking to meet any requirements of the consent authority (including access to that car parking),

- external living areas, terraces and balconies with outer walls less than 1.4 metres high,

- voids above a floor at the level of a storey or storey above.

v

Calculation rules
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CHAPTER | - BUILDING TYPES

Residential Flat Buildings

Residential Flat Buildings are buildings with three or more dwellings and 3 storeys. In exceptional circumstances such
as where a site has extreme topography a greater number of storeys may be permissible.

The residential flat building types identified in this Part are designed to suit three scenarios; small sites, large sites and
sites within commercial centres.

Residential Flat Buildings provide more compact forms of housing which:
- provide housing choice,
- provide for more people to live close to services and amenity,

- can enliven areas such as town and village centres,
- can support local services and commercial operations such as shops, ent@gtal nt faeilities and public
transport,
Oyment.

- can provide residential densities that support economic growth a

Residential Flat Buildings are an important component in supporting vi
to help reduce car dependency. The location and type of Residenti
to ensure they support the physical vision for the future charact

and protecting the present character and environmental context.

mically viable local centres and
ings¥needs to be carefully considered
and that this is based on recognizing

Given the larger scale and site coverage of Residential Flat Buildi portant that the design of the building
supports the character of the area and the street. Residential flat buildings must be of a high quality design.

Small Residential Flat Building

Small Residential Flat buildings usually contaj s; two per floor; however they may contain a variation to

this configuration. Carparking is generall Jerground and the buildings circulation spaces are located centrally
within the building providing all dwelli

This building type is designed for a where the dominant building type will eventually be Residential Flat
Buildings. The controls are de that each building works together across the block to ensure that

reating a quality streetscape by ensuring landscaping, fencing, driveways,
tions have common urban design characteristics.

A small Residential Flat Buildifgyiay have the proportion and scale of a large detached dwelling and be freestanding
in a landscape @ Thig building type can in some cases also be derived from an existing large house, internally
subdivided j partments.

Small Re Building developments have building and landscape design elements of a residential scale and
character. suitable for steep changes in level as they have a small footprint and can more easily step down
the site and ain the first floor connection with the ground level.

Small Residential Flat Buildings have landscaped front and rear setbacks.

Objectives

e To provide more compact housing types within a small scale building form.
e To provide more housing choices.

e To create an urban building form and strong built edge along the street.

e To more efficiently use land in proximity to services and centres.

e To provide a residential flat building type for steep sites.

e To provide greater residential densities.
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Suitable locations for Small Residential Flat Buildings

This building type is suitable for allotments originally designed for a single dwelling but only in areas identified by
Council for higher density residential development.

They can also be used on sloping sites where the building may need to be separated into two or more buildings in
order to allow for a better relationship with the topography and to avoid the appearance of a 4, 5 or more storey
building, when viewed from the low side of the site.

Controls

a. The main pedestrian entry to the building is to be provided, facing the street, accessible directly from the street
and clearly visible from the street.

b. Ground level dwellings with a street frontage are to have a pedestrian access from the str

Unusable ground level spaces are to be avoided by ensuring that all ground level e
of a gardens or an external living area for ground level dwellings unless designe
function such as; communal utility areas, communal circulation spaces or com

e. Deep soil areas are to be provided at the rear and the front of sites in acgord

f.  Small Residential Flat Buildings are to be designed in accordance with tl
in this Part.

nd Building Design controls found

g.  Front fencing and landscaping is to be provided within the fro o enhance the residential

character of the street and the building.

>

B N

lllustrative block layout for the Small Residential Flat Building
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At the block and precinct scale the small apartment building type resu 1 ree of landscaping and open space.

A small apartment building type can have the proportions and scale of a large house (Image from the Residential Flat Design Code).
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Street

Section

An illustrative section of a small residential flat 0§ a)epsite.

b

ﬁ

elevation

Hllustrative elevation and street plan of the small residential flat building type (Image from the Residential Flat Design Code).
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Block Edge Residential Flat Building

These buildings are characterised by being large developments either as a result of amalgamating two or more lots or
being located on larger scaled lots. These buildings are located in areas zoned for higher density residential
development generally only within proximity to centres where the built form is relatively urban. This is a flexible
building type and can easily incorporate a mix of uses within the same building, generally with retail or commercial on
the ground floor.

Block edge apartments can be limited in height as a walk-up or have lifts. They can also be street-edge aligned or set
back within a landscape setting.

These buildings types can have a variety of different layouts depending on the site size, topography and street
character. The main issues for Block Edge Residential Flat Buildings are to ensure the building mass is broken down
along the street to reduce the bulk and scale of the building to ensure that ground floor dwellin dress the street
and are able to be accessed by pedestrians from the street.

Suitable locations for Block Edge Residential Flat Buildings
Locations generally include:

- on larger development site generally over 2000m2,

- where a perimeter block urban form is intended,

- where a vertical rhythm is desired to reinforce the street,

- inan urban precincts in walking proximity to centres. :

Objectives
e To ensure larger developments are well proportioned and sgaled.
e To provide more compact housing in proximity to centres.

e To create an urban building form and strong bui é\along the street.

e To define the street space.

Controls

a. Maximum building and elevagi®n len long the street is 35m.

b. Minimum lot size 2000

c.  The buildings street e articulated to have a base, middle and top.
d.  Front doors, win ntry areas are to face the street.

e. Ground level dwel

f.

g

h.
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dwelling 7 |
; dwelling

Max. building length along the street
street

dwelling 3
dwelling |

street

Max. building length along the street

Ground level
A 4

lllustration of a block edge flat buil i street frontages.

Hllustrative block layout showing how the larger block edge developments define the street edge and relate to one another and create vegetation corridors to the
rear of sites.
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Shop-top Residential Buildings

Shop-top describes a building type with residential dwellings above commerecial, in most cases retail space. Generally
this building type occurs on land zoned for commercial purposes. Shop-top accommodation can be either:

- Shop-top housing; | or more dwellings over two levels associated with a ground level commercial space or

- Shop-top Residential Flat Building; 4 or more dwellings and 3 or more storeys associated with a ground level
commercial space.

Shop-top provides accommodation in proximity to the amenity, conveniences and activities offered by centres such
as entertainment and dining and social benefits such as public transport and community services.

Shop-top comprises of either two or three storeys with the commercial component occupying the whole of the
ground level of the building and in some cases the first level as well. Apartment layouts on the firsgdevel can be

designed to allow for home/office or future commercial uses. These buildings are characterise eing built to the
street alignment and the side boundaries and are oriented to the street front and the rear of eir
elevations have a high level of urban design consistency between all buildings along the street an ngly define

a built edge to the street space.

The challenge for shop-top is to ensure that the residential component of the build
commercial space nor stifle the growth and development of the place as a comme entre. The primary
and overriding purpose of land within centres is to provide for the current e ercial, entertainment
and civic needs of the community therefore development is to safeguard th ili rowth opportunities of
these uses. As such residential uses are of secondary importance to t omponent of this building type
and are to result in economically viable commercial spaces for the occupants and fiiture owners in the immediate
and longer term.

Objectives
e To provide a building form that complements commercial u
e To provide more compact housing in proximity t

e  To create an urban building form and stron

e To define the street space.

e To provide quality commercial buildi

Suitable Locations for Sh
Shop-top is to be located ii'centres,‘generally along main streets.

Shop-top may not be appropfiate for locations in proximity to civic, entertainment or community uses that generate

noise, light spill or a hi ee'of activity during the day or the night.

Controls

a. Sho ent is to have a street elevation consistent with other buildings in the street in terms of
heigh ical and horizontal proportions. The buildings street elevation is to be designed to give emphasis

e street space along the street boundary.

b. Colonnades are generally not acceptable along main streets unless there is a historic precedent of colonnades
along the street.

c.  Uses on ground level are to be commercial (generally retail). Circulation spaces used to access upper level
dwellings may occupy up to 15% of the lot frontage.

Uses on the first floor can be either residential or commercial.
The internal space of the ground floor of the development is to be at the ground level of the street.

Basement car parking is to be fully underground.

@ ™0 Ao

Footpath trading must comply with the procedures and guidelines contained in the Tweed Footpath Trading
Policy.

h. The design and layout of commercial spaces is to demonstrate:
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- the intended type of commercial uses proposed and the suitability of the building design to accommodate these
uses,

- the immediate and long term economic feasibility of proposed commercial space,

- the way in which the proposed commercial space complements and extends the quality and attractiveness of the
existing centre.

Two storey Shop-top housing and three storey, Shop-top Residential Flat Buildings.
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CHAPTER 2 SITE AND BUILDING DESIGN CONTROLS

Introduction

This section of the document provides an explanation of the key controls used to define aspects of development to
be achieved when preparing a Development Application for a Residential Flat Building or a Shop-top Development.

The explanations associated with each Site and Building Design Control are to assist the designer to understand the
intent of each control and to ensure there is consistency in the application of the controls across allsites in the
Tweed Shire.

The Site and Building Design Controls are:
Design Control |  Public Domain Amenity
Design Control 2  Site Configuration
Design Control 3  Setbacks %

Design Control 4 Carparking and Access

Design Control 5  Building Footprint and Attics, Orientation and tion
Design Control 6 Height

Design Control 7 Building Amenity

Design Control 8 Internal Building Configuration O

Design Control 9  External Building Elements
Design Control 10 Building Performance
Design Control || Floor Space Ratio (FS
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DESIGN CONTROL I- Public Domain Amenity

Public domain relates to those aspects of the urban environment which are either owned publicly or accessible to
and enjoyed by the public. For the purposes of this DCP this includes streetscape, and public views and vistas.

New developments can help to enhance amenity within the public domain. In established residential areas it is
important to recognise and respect the existing qualities and unique characteristics of the place. In locations where
the character is either not well established or needs improvement new development can contribute to strengthening
and creating character.

Streetscape

Streetscape refers to the spatial arrangement, extent and appearance of elements within a street,
some elements on private properties adjoining the street. Streetscape design is concerned wit ring there is
consistency in built and landscape form along streets on private sites.

Streetscape controls seek to ensure that dwellings and gardens relate well to each o n theYandscape
setting along the street. The primary elements that create streetscape character

- the relationship of street to the topography of the land on either side ee

- the width, layout, landscaping and materials of the street, footpaths an ens,

- buildings, building setbacks, building height,

- relationship of buildings to the topography and to other bui reetscape.

The aspects of a development that help to create quality stree
include;

| considered and designed

- front and side boundary landscaping including b a and walls,
- access and driveway design; widths, materials and location,

- the building’s size and shape as seen from the str elevation and roof form.

Objectives

e To ensure the existing landform and to
e  To ensure new development is comp@

e  To ensure new development e

e  To encourage dwellings to

o  To ensure streets provide a high level of pedestrian amenity, access and safety.
e To ensure garages do not'@@minate the street.

Controls
a. Site design, acks and the location and height of level changes are to consider the existing
topg of other buildings and sites along the street, particularly those that are older and more

estab
b. The desig he front deep soil zone and boundary interface to the public domain is to complement or
enhance streetscape character by:

- providing for landscaping; lawn, trees or shrubs characteristic with existing properties or of such design as to
enhance the quality and appearance of the dwelling and surrounding area,

- reflecting the character and height of fences and walls along the street, or of such design as to enhance the
quality and appearance of the dwelling and surrounding area,

- reflecting the character and layout of established front gardens of other allotments in the street, particularly
older and well established garden landscapes,

- retaining, protecting or replacing existing vegetation and mature trees,
c. Carports and garages visible from the public street are to;

- be compatible with the building design, including roofs,

Tweed Shire Council 17 -



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part C - Residential Flat Buildings and Shop-top Housing

- be setback behind the dwellings front elevation.

a. Minimise driveways and hardstand areas to increase the area for deep soil zones and landscaping and to reduce
the visual impact of driveways and hard surfaces from the street.

e Facades visible from the public domain are to be well designed by:

- having important elements such as front doors and building entry areas prominent in the building
facade and clearly identifiable from the street,

- coordinating and integrating building services, such as drainage pipes, with overall facade design,

- integrating the design of architectural features, including stairs and ramps, and garage/carport entries
with the overall facade design, and by locating car parking structures on secondary streets where
possible,

- ensuring corner buildings have attractive facades which address both streets frontagespincluding the
careful placement and sizing of windows,

- ensuring entrance porticos are single storey.

Public Views and Vistas

Public views and vistas are enjoyed from public places such as foreshores,
generally contained by buildings in the streetscape, such as view corrido
long wide views, generally across a locality. Vistas are generally defi

streets. Views are
n a resfdential street. Vistas are

Objectives

e To ensure existing public views and vistas particularly those p ral features such as ridgelines, water or
bushland are retained, in so far as it is practical to do so.

e To ensure public view corridors, particularly those down stre een buildings, are not unnecessarily reduced or
obliterated.

e To ensure public views of important public i re protected.

Controls

a. The location and height of n
dominant landmarks or p

devel@pments is not to significantly diminish the public views to heritage items,
buildings fgom public places.

evelopment is to be designed so that it does not unnecessarily or unreasonably
r natural features such as the water, ridgelines or bushland.

c.  The location and Reight o
obscure public vie ?

d. The locatid
corri

ew development is to be designed so that it does not unnecessarily or unreasonably
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DESIGN CONTROL 2 - Site Configuration

Site configuration deals with the way in which the intended uses are accommodated to suit the particular site and
local context.

Site configuration includes:
- Development Lots,
- Deep Soil Zones,
- Impermeable Site Area,
- External Living Areas,
- Communal Open Space,
- Landscaping,
- Planting on Structures and,

- Topography, Cut and Fill.

Deep Soil Zones

Deep soil zones are areas of soil suitable for the growth of vegetation and

contained within or located over a carpark. Most sites have two deep
the front of the lot. The rear deep soil zone is designed to acco
The planting of endemic species is encouraged.

Deep soil zones have significant environmental benefits incl

Calculation rules:

Two dimensions are used to measure deep soil zones; depth and width.

Depth: Depth is measured perpendicular to the boundary (front or rear) towards the centre of the site to the edge of the building footprint.
Width: width is measured as a percentage of the length of the boundary (front or rear).

Objectives \

e Toensuret s its ability to permeate water.

building lot has a deep soil zone of adequate area and dimension.
o Toreta enhance fauna and flora corridors throughout suburban areas.
e To provide Space for mature tree growth and vegetation.

e To retain existing mature vegetation.

Controls

a. Deep Soil Zones must be provided for all new developments and existing development, except on non urban
land with site areas greater than 5000m?2 and development with ground level commercial floor space.

b. Allsites are to provide two Deep Soil Zones, one to the rear and one to the front of the property.

c.  Rear Deep Soil Zones are to have minimum width of 8m or 30% of the average width of the site whichever is
the greater and a minimum depth of 18% of the length of the site up to 8m but not less than 4m. Greater than
8m may be provided if desirable.
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d. Rear Deep Soil Zones are to have soft landscaping; refer to Landscaping Section.

e. Front Deep Soil Zones are to be the width of the site boundary minus the driveway width and the pathway
width by the front setback depth.

f.  Front Deep Soil Zone areas are to have soft landscaping, vegetation and at least one tree.

g Deep Soil Zones cannot be covered by impervious surfaces such as concrete, terraces, outbuildings or other
structures.

h.

Deep Soil Zones cannot be located on structures such as car parks or in planter boxes.

The Deep Soil Zone is to be included in the total permeable area for the allotment.

At a suburban scale Deep Soil Zones provide At the block scale contiguous green space is
connected flora + fauna corridors consolidated to the rear and front of lots.

Design Guidelines:

It is preferable that deep soil zones on the rear boundary extend along the full length of the boundary as this is generally where the opportunity
exists to create or expand on a vegetation corridor between properties and is often an area where established trees and vegetation exists already.

(V‘

i

:

| Wil
front D.S.Z

Deep soils zones fit neatly around the building without obstruction either above or below by built elements such as carpark ramps, impervious surfaces or
terraces
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Preferrable to be located to the rear boundary
of and to the full width of the rear boundary
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Frontiand rear deep soil zone diagram showing a site with underground parking (left image) and on grade parking (right image).
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Impermeable Site Area

The impermeable site area is the total area of impervious surfaces within an allotment following completion of the
development. Excessive impermeable areas on a lot can increase the volume of stormwater discharged off the site
as it reduces the lands capability to infiltrate water in storm events.

Objectives

e To promote residential development that is sympathetic with the existing topography, water cycle and amenity of the site

and neighbourhood.

e To retain the lands ability to infiltrate stormwater.

Controls

a.  An allotment’s runoff shall be dispersed onto grassed, landscaped or infiltration ar:
this is inconsistent with the geotechnical stability of the site or adjacent/downstr,

b. The concentration, collection and piping of runoff to the street gutter or und
be minimised unless this is inconsistent with the geotechnical stability of i

c. Rain water shall be collected in tanks and reused.

Site surface depressions in landscaping are to be utilised for on-sit
inconsistent with the geotechnical stability of the site or adjac

development site unless this is inconsistent with the geotech

land.

f. A schedule of the breakdown/calculation of impermea

application.

g.  The maximum areas for impervious surfaces a

- 70% of the allotment - On lot sizes
- 65% of the allotment - On lotgsize

m2.

- 60% of the allotment - On lot'Size§’grea€ér than 750m2.

500m2 and 750m2 inclusive.

la

Surface type Impermeable
factor
Roof surfaces Tile, slate and other impermeable materials 1.0
n roofs"/roof gardens 0.5
oncrete/ paving (non-porous) 1.00
Gravel 0.75
Porous paving 0.50
Grid pavers 0.20
Seep Soil Zones 0.0
Landscaping/vegetation 0.0
Planting on structures 1.0
Decks Concrete/ paving (non-porous) 1.00
Timber (over natural soil) 0.50
Swimming pools All types 0.50

Table | — Impermeable surface factors

ment, unless

stormwater system shall
t/downstream land.

site aj@a must be submitted with the development

Tweed Shire Council

22 -



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part C - Residential Flat Buildings and Shop-top Housing

Calculation Rules

The impermeable site area is calculated by adding up the area (in square metres) for each different type of ground surface that does
not allow natural infiltration of rainwater. As some types of surfaces are only partially impermeable, it is necessary to multiply the
area of the surface with an appropriate ‘impermeability factor’ as indicated.

External Living Area

ing to provide
rds, decks,
located either
external

External living area refers to an external space that extends the living and recreation space of a dw
private outdoor recreational and relaxation space. These spaces generally take the form of cou
terraces and balconies, they can be paved or decked and may be covered. External living are
on ground or above ground. Small balconies and similar structures from bedrooms are not co
living areas.

the external living
living areas can

External living areas should not adversely impact on the amenity of neighbours. Thed@cation
area needs to be carefully considered with regard to maintaining privacy. The loc Xte
assist in controlling sun access by promoting daylight access in winter and shade i

Elevated external living areas should be designed to avoid facing the side bolihdal
problems with neighbouring properties.

s, as thi§ can easily lead to privacy

Objectives
e To enhance the amenity of internal living spaces.

e To provide an external relaxation and recreation space.

Controls

a. External living areas are best located adj

b. External living areas should be sui
boundary.

c. External living areas are t
External living areas agéto be

e. External living areas sh
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neighbour |

soil, 100% pervious

Diagram of an External Living Area to the rear of the site provides direct connection between the dwelling and the garden or Deep Soil Area.
Privacy screening may be required to the sides of the space. Ground level external living areas are as to retain mature trees, mature vegetation
and significant landscape

Dwelling |  Dwelling 2
useable useable
private open private open
space; sides space; front

and rear of sides and
the lot rear of the
lot

[

~
8o
£
o
3
(o)

Dwelling |

lllustrative plan of an RFB. Ground level spaces are to be designed to be useable and part of the private open space for ground level dwellings.
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lllustrative plan and section of a Residential Flat Building. Landscape: r gardens and courtyards extend the liveable space of the dwelling and provide a
variety of paved and soft landscaped areas, s such'@s clothes drying can be provided as well as deep soil zones.

Above Ground External Living Spa: Balconies and Terraces

Balconies and terraces enhan dwelling's%amenity. They provide private open space, extend the living spaces of
the dwelling and capitalise gft the temperate climate. Balconies and terraces are also important architectural
elements, contributing to t andfrticulation of buildings. Small balconies and terraces located off minor rooms

such as bedrooms or jes help open the room to the outside.

Objectives

Controls

a. Above ground external living areas are to have a minimum depth of 2.5m and a minimum area of 10sq.m.
b. Balconies and terraces off minor rooms have no minimum depth or width.

c.  Above ground external living areas are to be;

- located adjacent to the main living areas, such as living room, dining room, kitchen to extend the dwelling
living space,

- sufficiently large and well proportioned to be functional and promote indoor/outdoor living to fit a dining
table and our chairs.
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Design Guidelines

- Detail and design balconies or terraces in response to the local climate and context, thereby increasing their usefulness. This
may be achieved by;

- utilising sun screens, shutters and operable walls to control light and wind,

- providing balconies or terraces with operable screens, Juliet balconies or operable walls/sliding doors with a balustrade may
be preferable in special locations where noise or high winds prohibit other solutions,

- choosing cantilevered balconies, partially cantilevered balconies and/or recessed balconies in response to daylight, wind,
acoustic & visual privacy,

- design balustrades to allow views and casual surveillance of the street while providing for safety and visual privacy. Design
considerations may include;

- detailing balustrades using a proportion of solid to transparent materials to address site lines from the street,
public domain or adjacent development (full glass balustrades do not provide privacy for the balcony or the
dwelling interior),

- detailing balustrades and providing screening from the public, for example, for a person seated looking at a view,
for clothes drying areas, bicycle storage and air conditioning units.

- Coordinate and integrate building services, such as drainage pipes, within the overall fagade and balcony design.

- Secondary balconies (including Juliet balconies or operable walls with balustrades) may be provided to increase residential
amenity and dwelling choices, in larger dwellings, adjacent to bedrooms.

- Screen balconies or terraces off laundries or bathrooms from the public domain.
\ v

Communal open space is an area within the development fak the usgof all residents. This can include swimming
pools, barbeque areas, landscaped relaxation areas,glothes d eas or a gym. Generally only larger development
with more than 6 dwellings will have communal of ace. Communal open space is not to be made up of unusable
spaces left over from building siting but ratheg to provide a useable and attractive space.

Communal Open Space

Analysis of the usability and appropriateness
number of persons it services is a requifém

nal open space design, location and size relative to the
development application.

Objectives

* To provide a space where r
* To enhance the lifestyle of r
* To be functional and a

Controls

a. ace must be provided for with any developments of more than 10 dwellings to provide
relaxation uses for residents.

b. pen space is not to be located such that solar access, privacy and outlook to dwellings are reduced.

c.  The design of communal open space must demonstrate how it achieves specific functions that enhance the
livability and residential amenity of the development and how it will serve the needs and number of people
within the development.

d. The location and design of communal open space must not compromise achieving the minimum separation
distances and minimum areas for external living areas.

e.  Communal open space is to be designed such that its size and dimensions allow for particular uses.
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Landscaping

Landscaping is concerned with the planning, dé8 truction and maintenance of all deep soil zones, external
living areas, garden, surface vehicle access and s and utility areas including both soft and hard landscape
areas.

Quality landscaping retains significant la ural features and mature trees. It also ensures that landscaping and
buildings are considered togeth reater aesthetic quality and amenity for occupants. As such landscape
areas should not be generat -over spaces resulting from building siting.

Landscape design builds o
relationship to its con ite. Landscape design should optimise usability, privacy and social opportunity and

onsider usability, privacy and opportunities for social and recreation activities.
also be respected. Landscaping also has an important role to play in improving

and helping to regulate the amenity of a development through such things as sunshading
tree plantings.

Objectives

e To enhance the appearance and amenity of development.

e To enhance the character of the locality and the streetscape.

e To retain existing important landscape features.

e To provide privacy between adjoining dwellings and private open space.

e To assist in the percolation of rainwater and reduction in stormwater runoff.

e  To improve microclimatic conditions on sites and the solar performance of dwellings.

e To contribute to improving urban air quality.
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e To provide fauna and flora habitat.

e To assist in the protection of urban bushland.

Controls

a. Retain existing landscape elements on sites such as natural rock outcrops, watercourses, dune vegetation,
indigenous vegetation and mature trees.

b. On lots adjoining bushland, protect and retain indigenous native vegetation and use native indigenous plant
species for a distance of 10m from any lot boundaries adjoining bushland.

c. Locate and design the building footprint to enable the retention of existing trees.
Buildings are not to be sited under the drip line of an existing tree.

e. Provide useful outdoor spaces for liveability by coordinating the design of external livingdreas, driveways,
parking areas, communal drying areas, swimming pools, utility areas, deep soil areas other landscaped
areas with the design of the dwelling.

f.  Where the ground floor level of a dwelling is above the finished external grou
door or doorways, there is to be a physical connection made between thes
connection include stairs, terraces, and the like.

d through a
amples of a physical

g. Provide a landscaped front garden.

h. A pathway with a minimum width of 900mm is to be provided alon
provide pedestrian access from the front garden to the reary
things as landscaping features, rainwater tanks, hot water heate
not need to be provided on allotments which have rear I3

ide of the dwelling so as to
is not to be blocked by such
ing walls. The pathway does

i. Landscape elements in front gardens such as plantin patible with the scale of development.

j-  The front garden is to have at least | canopy tree with a min mature height of 10 metres.

k.  Where the backyard does not have a mature tree a
tree in the back yard. The tree is to be cap; f a ma
spreading canopy.

high, plant a minimum of one large canopy
eight of at least 15m and is to have a

I.  Locate and design landscaping to incr ady, between neighbouring dwellings.

Design Guidelines

0  Provide useful outdoor spaces for liveability by coordinating the design of driveways, parking areas, drying areas, swimming
pools, utility areas and other private open spaces with the design of the dwelling.
0  Improve the energy and solar efficiency of dwellings and the microclimate of private open spaces. Design solutions include:
- providing deciduous trees for shading low-angle sun on the east and western sides of a dwelling,
- providing trees that do not cast a shadow over solar collectors at any time of the year,
- providing deciduous trees for shading of windows and open space areas in summetr,
- locating evergreen trees away from the building to allow winter sun access,
- varying heights and species of trees or shrubs to shade walls and windows,
- locating pergolas on balconies and courtyards to create shaded areas in summer and private areas for outdoor living,
- locating plants appropriately in relation to their size at maturity.
0  Design landscapes to contribute to water and stormwater efficiency by;
- using plants with low water demand to reduce mains consumption,
- using plants with low fertilizer requirements,

- using plant species that are suitable when near drainage lines and infrastructure.

Planting on Structures

Quality landscape design and open space amenity relies in part on the quality and health of plants. Plants grown on
structures are grown in containment with artificial soils, drainage and irrigation. Plants grown in such situations are
subject to a range of environmental stresses that affect the health and vigor of the plants, and ultimately their survival.
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Planting on structures should be avoided in dwelling houses, dual occupancies, town houses and row housing.
Carefully considered planting on structures can occur in larger developments where the ground level site area is
restricted such as in Shop-top residential flat buildings.

Objectives

e To contribute to the quality and amenity of communal open space on roof tops, podiums and internal
courtyards.

e To encourage the establishment and healthy growth of trees in urban areas.

Controls

a. Planting on structures is not to occur in areas that cannot be easily accessed either from dweglling external living
areas or communal areas.

b. Optimise plant growth by:
- providing soil depth, soil volume and soil area appropriate to the size of the plants t ed,
- providing appropriate soil conditions and irrigation methods,
- providing appropriate drainage. s

Design Guidelines
O  Design planters to support the appropriate soil depth and plant selection by:

- ensuring planter proportions accommodate the largest volume of soil possible. [minimum soil depths will vary depending
on the size of the plant however, soil depths greater than 1.5 metres are unlikely to have any benefits for tree growth],

- providing square or rectangular planting areas, rather than long narrow linear areas.
Increase minimum soil depths in accordance with:
- the mix of plants in a planter for example where trees are planted in association with shrubs, groundcovers and grass
- the level of landscape management, particularly the frequency of irrigation
- anchorage requirements of large and medium tree soil type and quality.
O  Provide minimum soil depths in accordance with the following:

- large trees such as figs (16 metres canopy diameter at maturity); minimum soil volume 150 cubic metres, minimum soil
depth 1.3 metre, minimum soil area 10 metre x |0 metre area or equivalent.

- Medium trees (8 metre canopy diameter at maturity); minimum soil volume 35 cubic metres, minimum soil depth | metre.
- Shrubs; minimum soil depth 500-600mm.

- Ground cover; minimum soil depth 300-450mm.

-Turf; minimum soil depth 100-300mm.

- Any subsurface drainage requirements are in addition to the minimum soil depths quoted above.

A4

Topography, Cut and Fill

Tweed Shire has significant and varied topography both along the coastal edge and further inland. The topography
gives places their character. It provides for a variety of views and vistas, both local and distant, from public and
private domains but also makes developments more prominent, particularly when viewed from the low side.

The retention of the existing topography means that buildings in the streetscape retain a consistent relationship to
the natural topography. This relationship provides an important visual link between buildings in a streetscape, as well
as reducing the impacts of new development on neighbouring lots.
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Deep excavations can substantially alter the pattern of subsoil water flow and soil stability which may adversely affect
neighbouring properties and the natural environment.

Alternatives to slab on ground construction are to be encouraged where it is obvious that due to the gradient and
characteristics of the site, major excavation or filling as a result of raft slab construction would be inappropriate.

Objectives

To retain the existing landform.

To limit the extent of excavation.

To moderate the effects of building height and bulk on sloping land.

To minimise the extent of earth works on residential land and earthworks associated with residential development.

To ensure that the building design is appropriate for site topographical conditions.

Controls

a.  Building siting is to relate to the original form of the land.

b. Alternatives to slab on ground construction are to be encouraged where it is ©bvi hat due to the gradient
and characteristics of the site, major excavation or filling as a result of raft slab n would be
inappropriate. Example of alternative construction includes: Bearer andyjo jon; Deepened edge
beam; Split level design; Suspended slab design.

c.  On sloping sites step buildings or utilise site excavation and suspen ccommodate changes in level
rather than leveling the site via cut and fill.

d. Dwellings must not be designed to be on a contiguous sl ‘ if the building site has a slope of
greater than 10%. Development on such land is to be gf'pole & onstruction or multiple slabs or the like
that minimise the extent of cut and fill.

e. Site excavation / land reforming is to be kept minim ired for an appropriately designed site
responsive development.

f.  The maximum level of cut is Im and fill 4 t for’areas under control j.

g.  Retaining walls maximum |.2m.

h. Cut areas are to be set back fronfghe at least 900mmy; fill areas are to be setback from the boundary
a minimum of [.5m.

i.  Cutand fill batters shall ceed a slope of 1:2 (v:h) unless geotechnical reports result in Council being
satisfied with the site batters are to be provided with both short term and long term stabilisation to
prevent soil erosion.

j-  Excavations in exa metre within the confines of the building and on driveways may be permitted, to
allow for base providing the excavations are adequately retained and drained, in accordance with

k. ocated where they will not impact on the privacy of neighbours.

l. ace water runoff shall not be redirected or concentrated onto adjoining properties so as to

e and adequate drainage is to be provided to divert water away from batters.
m. The top of@ny battered cut (or retaining wall) and the toe of any battered fill (or retaining wall) is not to be

closer than 900mm to any property boundary, where the overall height at any point exceeds 500mm.

Variations to Cut and Fill Design

m.

Variations to the requirements above will be permitted to create a flat yard space not exceeding 5% of the area
of the lot for the purposes of outdoor living, recreation, clothes drying, swimming pool and the like.

Proposed variations to the controls must demonstrate that the excavation or filling of the site is in harmony
with the natural landform/environment and will not adversely affect the adjoining properties.

Where a property is burdened by stormwater or water and sewerage mains then Council will generally
preclude any excavation or filling within that easement.
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DESIGN CONTROL 3 - Setbacks

Setbacks are important as they set the buildings location in relationship to the lot boundaries, the street and
neighbouring buildings. Setbacks allow space for landscaping and to achieve privacy between dwellings in residential
areas.

Calculation rules:

A setback is the distance between a building and a lot boundary. It is the measurement of the horizontal distance between
the property boundary (or other stated boundary) measured at 90 degrees from the boundary and:

- abuilding wall or load bearing columns used instead of a wall
- the outside face of any balcony, deck or the like or
- the supporting posts of a structure or
- the outer edge of an eaves gutter,
If either the boundary or the structure is irregular then the shortest distance is the setback distance.

Setbacks are measured at 90 degrees to the lot boundary and include any articulation to the buildings elevation as well as
including roofed or enclosed external living areas.

This setback is not a minimum or maximum distance from the street but rather the building is to be built along the alignment
of the front boundary setback.

Front Setbacks (Building Lines)
The setback from the front boundary establishes the location and align

dings front elevation.

public domain by unifying streetscape
e theSetting for the building as they provide

Front setbacks help create the proportions of the street and cont
character and the continuity of street elevations. Street setbacksie
for landscape areas, entries to the dwelling and deep soil ar;

Objectives
e To establish the desired spatial proportions of the
To enable a transition between public and ¢
To create a landscape setting for residentie
To ensure compatibility with other byildin

and define the street edge.

Controls

a. In new areas Shop-topd4flousingiand Shop-top Residential Flat Buildings are to be built to the street boundary.
b. In new areas Residenti Buildifigs are to have a street setback of 6m.

c¢.  On corner sites i andexisting areas the setback along the secondary street (the street to which the

dwelling has.ts sec ntage) is 3m.
d. Whereas wellings with frontages to two or more streets, the street setbacks for these frontages are to
be co e ront setbacks and there be 6m.
e

@ reas Shop-top Housing and Shop-top Residential Flat Buildings are to be built to the street
bounda

f.  In established areas Residential Flat Buildings are to be setback from the street boundary by 6m with a variance
of up to plus or minus Im (ie. between 5m to 7m).

g. Basement garages cannot be located forward of the building footprint.

h.  On grade parking must be located a minimum of 6m setback from the buildings front elevation or to the rear of
the site.
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In situation where there is not a predominant setba€k line n are to be an average of the setback distances on neighbouring sites with a variation of
A
¥
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|
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|
|
<

Corner buildings may have different setback distances to define the primary and secondary street.
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. | Aligns with external edge of
| Ibuilding footprint & basemer

N

The front setback is allows for % ing to enhance the residential quality of the street and provide greater privacy for ground level dwellings.

Side Setbac

Side setbac allow buildings to have the minimal distances between the building and the side

Minimising oundary setbacks allows the building to have a wider street and rear building frontage. This gives a
greater eleva ength for habitable room windows to be oriented to the front and the rear of the lot.

By orienting habitable rooms along the front and rear elevations rather than the side boundaries separation distances
for privacy, light and air can more easily be achieved between neighbouring dwellings.

Objectives
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o To provide an orientation for windows of ancillary rooms.
e To provide access to the rear of the lot.
e To provide a location for rainwater tanks.

e To facilitate visual and acoustic privacy between neighbouring lots.

Calculation rules

Side setbacks are measured from the allotments side boundary to the outside edge of a building element. Setbacks are measured at 90
degrees to the allotment boundary and include any articulation to the buildings elevation but do not include external living areas.

¢

LN

street

Side setbacks are measured betwe e buMot boundary.

b

Living room windows are
facing north

|

|

I

I

I
Screen planting for privacy |
Setback required to achieve 1
privacy and separation between |
dwellings |
I

I

I

I

I

- Living room windows or/and
doors facing the side boundary

Living area

Neighbouring dwelling

On lots with north to the side boundary living room windows can face the side boundary if set back.

Controls

a.  Shop-top Housing and Shop-top Residential Flat Buildings must have zero side setbacks for at least 5m back
from the street boundary.
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b. Residential Flat Buildings can have minimum of 1.5m setbacks.
Primary windows of living rooms facing the side boundaries

c.  Shop-Top Housing with walls containing the primary windows of living rooms facing the side boundaries are to
be setback a minimum of 4m from the boundary and be screened.

d.  Shop top Residential Flat Buildings and Residential Flat buildings with the primary windows of living rooms facing
the side boundaries are to be setback a minimum of 6m and meet the distances as set out in the Separation
Controls.

Garages and basement parking
e. Garages may be located within 450mm of a side boundary.

f.  Carports may be located adjacent to a side boundary.

g.  Basement garages are to be set back a minimum of |.5m from the side boundaries but preferrably in line with

the building above.
h. Driveways may be located adjacent to the side boundaries only where front fence: nness ratio for
the first 2m along the boundary adjacent to the driveway to achieve sight lines A%

Rear Setbacks

Rear setbacks are important for achieving open space to the rear of the lot f s water percolation
areas as well as private areas for recreation and relaxation.

Rear setbacks allow separation distances between neighbouring dwelli s al and acoustic privacy for
dwellings.

Objectives
e To provide an area for private outdoor recreation and relaxation.
o To dllow space for vegetation and mature trees.

e To separate dwellings to achieve privacy.

Calculation rules

Rear setbacks are measured from the rear boundary to the outside edge of the wall of the building. Setbacks are measured at
90 degrees to the lot boundary and include any articulation to the buildings elevation but do not include external living areas.

The rear setback will include the rear Deep Soil Zone and can include external living areas and any additional landscape areas.

Controls

a. The minimum rear setback is 8m or the deep soil zone whichever is the greater. The minimum

b. For Sh and Shop-top Residential Flat Buildings the rear setback can be a minimum of zero.
Buildings existing mature trees within 6m of the rear boundary are to be retained.
d. Garage arparking may be located adjacent to the rear setback.
Canal Frontages
d. The setback from a canal frontage is:

- 5.5m where the boundary is on the canal side of a revetment wall, or
3.4m from the revetment wall where the wall is on the boundary, except:

(i) For those allotments with canal frontages and facing Gollan Drive and Jacaranda Avenue, Tweed Heads West
where the setback line to the canal frontage shall be 2.5m,

(ii) Lots 1, 2 3 and 4 Crystal Waters Drive, Tweed Heads West where normal building setbacks shall apply along the
canal frontage.
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e. No structures are to be built in the setback area other than fences to 1.2 metres high, swimming pools, retaining
walls, suspended decks that do not exceed the level of the allotment at the top of the batter and boat ramps
except:

(i)  For those allotments with canal frontages and facing Gollan Drive and Jacaranda Avenue, Tweed Heads
West where the setback line to the canal frontage shall be 2.5m

(i) Lots I, 2 3 and 4 Crystal Waters Drive, Tweed Heads West where normal building setbacks shall apply
along the canal frontage.

f.  The underside of any suspended deck fronting a canal is to be suitably screened, except in cases where giving
effect to this control would result in adverse impact to flood waters.

\

v

street

STt

[

Aligns with external
building elevation

Rear setbacks include deep soil zones and other landscape areas. The setback is to the buildings footprint so it does not include External Living areas, balconies,
decks or bay windows.
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DESIGN CONTROL 4 - Carparking and Access

The location and design of car access and parking areas is to ensure that the site is not dominated by car related
uses. Vehicle access and movement areas must not dominate the streetscape nor compromise the privacy and
amenity of the site or neighbouring dwellings.

Carparking is to be convenient and is to be designed to meets the needs of residents. The design of carparking is to
integrate with the overall site design to minimise visual and environmental impacts.

Objectives

e To provide on site car access, parking and manoeuvring areas.

e To minimise the physical and visual dominance of vehicles on sites.
e To minimise footpath and street reserve crossings. .

Carparking Generally
Controls

a. Carparking is to be in accordance with Section A2 of the Tweed Shire

b. Carparking number concessions may be given to small sites to allow ca
footprint.

c. Carparking can be either in an enclosed structure (a garage gFb
carport).

Carparking cannot be located within the front setbac|

Car park entries are to be located off secondary street§jand lanéways where these occur.

The driveway width from the street to the p y boun is to be minimised.

C N .

Vehicular movement and parking areas ate to minimum dimensions;

- to reduce hard surfaces on the lot
- toincrease the area available

h. On grade carparking cannot gccur within 12m of the primary street boundary for flat buildings and 6m for Shop-

top.

Basement Carpark

e carefully designed to ensure the building is not raised unnecessarily high above ground
s direct physical connection between the dwelling and the ground. The location and size
cial"Consideration to ensure the streetscape is not impacted upon. Landscaping and the

n help to soften the impact of ramps and basement walls.

best located within the building footprint and/or behind the buildings front elevation to avoid
thin the front garden.

retaining walls
Controls

a. Basement carparking cannot extend more than Im above ground where it faces a public street or public space,
|.5m above ground level can be achieved to the side and the rear of the lot where it does not face a public
street or public space.

b. A ramp entering off a public street must start behind the boundary. Ramps cannot be located on public land.
c.  Ramps are to be minimised in width.

The walls of basement carparks are best located in line with the buildings footprint. Basement carparking is not
to extend outside the external line of terraces, balconies and porches.
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carpark and
building footprint
align

ahAuva

b

@&iﬂg is the outermost edge of the building footprint.
Garages and Carports @

The maximum extent of

Controls

a. The design and ma for garages must be in keeping with the main dwelling.

b. arking cannot be located closer than 6m from the street boundary. On-grade carparking
way boundary.
C. buildings garage doors and entries to basement carparks along the street cannot be more

d. Laneways My have up to 75% of their frontage as garage doors.

For Shop-top housing and Shop-top Residential Flat buildings garage doors along the street are to be located
either in line with the buildings street elevation or at least | m behind the buildings street elevation.

f.  Where a development has a carport refer to the Carport Controls in Part B — Dual Occupancy Houses, Granny
Flats, Town Houses and Row Houses.

g. A pedestrian access way from the laneway is encouraged.
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Carports
can be
stacked
down the
site

Im min.

e
Setback

Carport can be
located forward
of the building
elevation if
there is no
other location

street

L |

Generally only
single width
carport

Carports can be stacked and are to be located adjacent to the side boundary.

(/(\\
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DESIGN CONTROL 5 - Building Footprint and Attics, Orientation and Separation

Building Footprint and Attics

A building footprint is a two dimensional area that sets the extent of a building in relation to the site boundaries. It
defines the width and depth of the overall buildable area within which a future building can be located.

The building footprint sets the appropriate location and alignment of future development in relation to the street
layout, block and lot size in a particular location. Building footprint is used to control residential amenity in terms of
light, ventilation, privacy, outlook, security and consolidated landscaped areas across the lot. It also provides a setting
for the building on the street consistent with the streetscape.

Attics can provide additional floor space whilst helping to reduce the overall height of buildings. ttic is a space
that is contained within a pitched roof of a building. Attic rooms require either skylights or dor indows for light
and air.

Objectives

e To ensure that the bulk of the development is in scale with the existing or desired fu

e To provide adequate amenity for building occupants in terms of sun access an

y metres
1

z metres

X metres

y me

uilding footprint y measurement is the building depth. Building footprint x measurement is the buildings width.

Calculation rules

Building footprint depth refers to the dimension measured from the buildings front or street elevation to the back elevation (rear
of the site). Building depth includes the internal plan depth of the dwelling; it does not include external living areas.

Building footprint width is measured from side building elevation to side elevation. Building width is set by the width of the site
minus the required side setback ( including driveways)

Building footprint does not include external living areas.
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Controls

a. For buildings that only have daylight access to two and opposite sides of the building the back wall of a room
cannot be greater than 10 metres from a window.
b. Attic spaces cannot be more than 50% of the building footprint.

c.  The majority of the volume of an attic is to be contained within the roof space.

Building Orientation

Building orientation is a term used to describe the primary aspect of the building or the walls containing the windows
of the living areas of a dwelling and external living areas. The buildings orientation is defined in relation to the site
boundaries.

Building orientation is important in ensuring privacy and outlook for new dwellings and to prot amenity of
neighbouring dwellings. In existing residential areas the established orientation of dwellings is tOthe fropt and the
rear of lots. It is important that new development respect and replicate this pattern so in tl

established context.

Orrientation is a key aspect in ensuring that new development respects and respol

By locating the primary windows of living areas facing the street boundary and/or t dary this allows the
side boundaries to have mainly the windows to ancillary rooms. This allow: e located closer to the
side boundaries where separation distances for ancillary rooms are not as s This gives a great length or

frontage to the front and rear elevations where privacy and outlook ar ily achieved given the separation
distances created by the front garden and street to the front of the ear gardens to the rear of lots.
Where it is not desirable to have living spaces facing the street b¢ oms can be located to the front
instead. Where this occurs the main entry must still be faci e Street and must remain clearly visible.

Objectives
e To easily achieving setback distances for privacy look.
e To provide a level of surveillance over the stfee

e To provide a frontage and clear entry

e To avoid overlooking neighbouring d
e To prevent development fro laying on“heighbouring lots for privacy, sunlight access or outlook.

Controls

a.  All dwellings with eetfontage(s) are to be oriented to and address the street(s).

pe try to the development is clearly visible and accessible from the street.

rientate bathroom, laundry and other ancillary room windows to the side boundaries.

Calculation rules

Address refers to the dwelling presenting an attractive elevation to the public domain; this generally includes windows of
habitable rooms and the front door to the dwelling.

Primary windows and doors are those that give the rooms its outlook, light and air.

Secondary windows and doors can also provide outlook, light and air to the room but in the case that greater privacy is required
for either dwelling or neighbouring dwellings these windows/doors can be of opaque material, fixed, shaded or small in size and
are not the primary source of outlook, light and air.
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In established residential areas many buildings are oriented to the front and rear of lots so that privacy and outlook are coordinate ss the block, the street
and between neighbouring buildings.

Living rooms and extel

These residential flat buildings all have their primary orientation to the street with external living areas, low height fences, entries, windows and doors.
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Building Separation

Achieving adequate separation between buildings and shared driveways is an important consideration when
increasing densities in existing and established residential areas. It ensures that both existing and new residents can
enjoy privacy both to internal and external spaces.

Ensuring the orientation of primary windows to habitable rooms is to the front and the rear of sites is fundamental
to achieving an efficient site layout and achieving or exceeding minimum separation distances. Separation distances
are to enhance the livability of the dwelling by providing useable outdoor space generally associated to living space
with the dwelling.

Objectives

e To maintain privacy between dwellings.

Controls

a. Three storey buildings require a |0m minimum separation between the wall con€ining psimary windows/doors
of living rooms (on any level of the building) to the wall of an adjacent buildin ifing prignary window/doors
of living rooms.

b. Two storey buildings require an 8m minimum separation between the
of living rooms (on any level of the building) to the wall of an adjacent
of living rooms.

rimary windows/doors
ntaining primary window/doors

c. 6m minimum separation distance between primary window
to windows other than the primary windows of living roo

y level of the building) of living rooms

d.  4m min separation between walls containing primary wihdows
building) the side boundaries.

of living rooms (on any level of the

e. 4m minimum separation between the primary windows ofilivifig rooms (on any level of the building) and walls
containing no windows.

f.  4m minimum separation between walls
building) to shared driveways.

ri windows/doors of living rooms (on any level of the

g.  4m minimum separations betwe all
to carports and garages.

g primary windows/doors of living (on any level of the building)

h.  3m minimum separation
only) to shared drivew:

een walls'@entaining primary windows/doors sleeping rooms (on the ground level

rts and garages.

i.  2m min separation dis
This distance can

the windows/doors of non-habitable rooms (on any level of the building).
ed diagonally.

Calculation rules

Separation distances are measured between buildings that can either be on the same lot or on neighbouring lots.
Separation distance is measured at 90 degrees to the wall.
Primary windows and doors are those that give the rooms its outlook, light and air.

Secondary windows and doors can also provide outlook, light and air to the room but in the case that greater privacy is required
for either dwelling or neighbouring dwellings these windows/doors can be of opaque material, fixed, shaded or small in size and
are not the primary source of outlook, light and air.
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DESIGN CONTROL 6 - Height

Building Height
Height is an important control to ensure that future development responds to the desired scale and character of the
street and local area and to allow reasonable daylight access to existing developments.

The height controls are intended to work with existing buildings in the street. Height controls on individual sites are
to be further refined by decisions about daylight access, roofs, residential amenity, setting and topography of
particular locations and streets.

Objectives

e To design new development appropriate to the existing building scale in the street and the local are
e To ensure new development maintains an appropriate residential character.

Controls
a. 13.6m is the maximum overall building height for Shop-top Housing and Shop ential Flat Buildings.
ti

[ Im is the maximum wall plate height for Shop-top Housing and Shop-top Re: uildings.
12.2m is the maximum overall height building height for Residential Fla .
9.6m is the maximum wall plate height for Residential Flat Building

a0 o

Detached garages are to have an eave height of no more than 2.7m um overall building height of

m
3.5m for a flat roof and 4.5m for a pitched roof.
f.  Carports maximum height 3.5m for a flat roof and 4.5m fer 3 @ oof.

Calculation rules
Height is measured in an overall building height, wall plate height.

Overall building height is the vertical distance between finished ground level at any point to the highest point of the
building, including plant and lift overruns, but excluding communications devices, antennae, satellite dishes, masts,
flagpoles, chimneys flues and the like. The measurement of overall building height includes all roofs and all roof elements.
The height as specified is the maximum allowable.

Wall plate height is the vertical distance between finished ground level to the highest point where the wall joins the roof.
The definition of storey is found in the Tweed LEP

Ground level (existing): means the existing level of a site at any point.

Ground level (finished): means, for any point on a site, the ground surface after completion of any earthworks (excluding
any excavation for a basement, footings or the like) for which consent has been granted or which is exempt development.

<~
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Max. building height

. Z————

Overall building height is measured from the finished ground line, shown dotted.

P 4

—

external wall of building

line of ground level

easured to the underside of the eaves.

Th
Ceiling Height «
Higher ceilings camycreas roportioned internal spaces. Generous ceiling heights are particularly important in
buildings with % oms or in rooms that have little sun penetration such as those facing south.

Objecti
e Toincre sense of space in dwellings.
e  To contribute to well proportioned rooms.

e To promote the penetration of daylight into dwellings.

Controls

a.  Provide minimum ceiling heights of 2.7m min. finished floor level to finished ceiling level for habitable rooms. For
habitable rooms with a raking ceiling at least 30% of the ceiling is to be at 2.7m high.
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DESIGN CONTROL 7 - Building Amenity

Building amenity is the way in which the building provides a high quality of life for residents. This is concerned with
the ability of spaces to adequately provide for their intended function and level of activity. The key aspects of building
amenity include; sunlight access, visual privacy, acoustic privacy, view sharing, and natural ventilation.

Sunlight Access

The use of passive solar design in dwellings is encouraged. Tweed has a temperate sub-tropical climate and well
designed houses in Tweed should only require a limited amount of heating and cooling. The heat load resulting
from direct solar penetration into buildings during the hotter months can be a major problem, and so it is

important that dwellings are designed to optimise the benefits of sunlight, whilst minimising itspegative effects.

The orientation of the allotment, the immediate subdivision pattern and the local topograp ve a significant

impact on the ability to provide solar access. Sites on the southern side of a hill, for exa , maypnot receive
the same level of sunlight access as other sites. On allotments where the side boundaty has ly aspect,
consideration should be given to increasing the side setback to improve sunlight agées vent
overshadowing by future development on neighbouring allotments.

It is also important when designing new buildings to consider the impact of the velopment on the solar
access of the neighbour. In some instances, overshadowing may be unavoi o unreasonable

overshadowing of neighbours as a result of poor design is not acceptabl

Ideally, solar access should be maximised in winter and minimised i
desirable as it provides the most solar access in winter and is relati
aspect is least desirable, particularly in summer. Protection fo
elements as vertical sun shading devices, blinds and decidueus

rtherly aspect is most
asy to shade in summer. A westerly
pect can be achieved by using such

Daylight consists of both diffuse light and direct light. Ggod leve aylight in a dwelling improve amenity and
reduce the need for artificial lighting. Good levels of daylight can e achieved through the careful consideration

of window size, location and proportion.
Objectives E

e To maximise sunlight and daylight S
e To ensure that sunlight access of ne ri ellings and neighbouring private open space is minimised.
ign.

e To encourage the use of passive solar

Controls

a. Living spaces are loeated predominantly to the north where the orientation of the allotment makes
this possibl

b. Dwellings tmepts which have a side boundary with a northerly aspect are to be designed to
maxing t a€eess to internal living areas by increasing the setback of these areas. In these cases a
mi de setback of 4 metres is required.

c. Private pace of the subject dwelling is to receive at least two hours sunlight between 9am and 3pm
on June

d.  Windows to north-facing habitable rooms of the subject dwelling are to receive at least 3 hours of sunlight
between 9am and 3pm on 21 June over a portion of their surface.

e. For neighbouring properties ensure:
- sunlight to at least 50% of the principal area of private open space of adjacent properties is not reduced to
less than 2 hours between 9am and 3pm on June 21, and
- windows to living areas must receive at least 3 hours of sunlight between 9am and 3pm on 21 June.
f.  Where existing overshadowing by buildings is greater than this, sunlight is not to be further reduced by more
than 20%.
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Higher window heads allow
greater sun penetration into
rooms

Horizontal extemal shading devices

are suitable for north facing windows.
They help to regulate excessive summer
sun penetration.

Vertical external shading devices

are suitable for west facing windows.

They can help to regulate excessive summer
sun penetration

ot

LEELEES LTS

Visual Privacy

Visual privacy allows residents to carry out pri
compromising the functioning of internal ap
adjacent developments, site configurationjtopog
individual dwellings.

tivities within all rooms and private open spaces without
s. Visual privacy is determined by the nature of
he scale of the development, and the layout of

Living rooms should be located to th t and'fear elevations where privacy and outlook are more easily
achieved. Locating the majoritygof windows facing towards the street and the rear boundaries means that the
windows of ancillary rooms ce the side boundaries. This allows the building to be located closer to the

side boundaries as there affewer pfiyacy impacts.

It is not necessary to_provi e same degree of privacy protection to all parts of a neighbouring site. Higher
levels of privacy are t ovided to both internal living areas and to the external living area. Overlooking
from bedroom windo esof a concern than overlooking from the windows of other habitable rooms.

Terraces and b living rooms located above ground level can have a significant impact on the
amenity s regard to loss of visual privacy and increase in noise levels.

Objectives
e To provide visual privacy for internal and externally spaces.

e To facilitate outlook and views from principal rooms in dwellings and private open spaces without compromising visual
privacy.
o To provide a level of surveillance over the street.

e To minimise overlooking of neighbouring dwellings.

Controls

a. a. Terraces and balconies off living areas are generally not to be located above ground floor if they
overlook neighbours.
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b. Living room and kitchen windows, terraces and balconies are avoid a direct view into neighbouring
dwellings or neighbouring private open space.

c. Side windows are to be offset by distances sufficient to avoid direct visual connection.
d. windows of the subject dwelling and those of the neighbouring dwelling.

dining

living

Privacy between neighbouring
dwellings generally is to occur
where External Living Areas are
close to the side boundaries.

Section
N

nal Living areas requiring screening for privacy when located close to the side boundaries.

Acoustic P

Acoustic privacy is a measure of sound insulation between individual dwellings, and between external and
internal spaces. Designing for acoustic privacy relates to the location and separation of buildings and the
location of living areas and above ground external areas such as terraces.

The proximity of the building to major external noise sources such as busy roads is also a major consideration.
Setbacks, separation between dwellings, and the appropriate location of external living areas, provide the
primary method of ensuring acoustic privacy.
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Objectives
e To provide a high level of acoustic privacy.

e To minimise the impacts of noise generating uses such as tradffic, air conditioners, pumps, and other mechanical
equipment.

Controls

a. The noise of an air conditioner, pump, or other mechanical equipment must not exceed the background
noise level by more than 5dB(A) when measured in or on any premises in the vicinity of the item. This may
require the item to have a sound proofed enclosure.

b. Dwellings located on designated or classified roads are to have double glazed windows where these
windows face the road and provide light to living rooms or bedrooms. This is the case whéther or not the
dwelling has a solid masonry wall to the arterial road.

c. Dwellings located on arterial roads are to have an acoustic seal on the front door to Feducefoise
transmission.

View Sharing
View sharing is where new dwellings are designed so as to retain the private vi e m existing dwellings

on neighbouring sites.

Objectives

e To ensure new dwellings endeavour to respect important views fr¢ ed§yand rooms within existing dwellings.
Controls

a. Building siting is, as far as it is practical, to be designed toWminiadise the impact on view sharing between

properties.

Natural Ventilation

Natural ventilation is the circulati
indoor environment. Designin
climate and by reducing or eli

of sufficient volumes of fresh air through dwellings to create a comfortable
natural ventilation exercises sustainable practice by responding to the local
the need for mechanical ventilation.

Objectives

sidel ther buildings are designed to provide all habitable rooms with direct access to fresh air
motipag thermal comfort for occupants.

Controls
a.  All dwellings are to have operable windows to habitable rooms.
b. Non habitable rooms including kitchen, bathroom & laundry are encouraged to have operable windows.

c. The plan layout, including the placement of openings, is to be designed to optimise access to prevailing
breezes and to provide for cross-ventilation.
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DESIGN CONTROL 8 - Internal Building Configuration

Use

It is expected that the building types covered in this Part may at some time over the life of the dwelling be used to
provide tourist or residential accommodation. In order to ensure quality medium density accommodation
throughout the Tweed area, the design requirements are the same for short and long-term accommodation.

The types of tourist accommodation that can be regulated to ensure only short-term use occur includes hotels,
motels and caravan parks. These building types are not covered by this Part.

For all the building types covered in this Part the site, building and dwelling design requirements agéidentical and
interchangeable between residential and tourist accommodation uses.

Some of the tourist and visitor accommodation uses that can occur within any of the building
Part are temporary or short-term accommodation on a commercial basis including servi nts, bed and
breakfast accommodation and backpackers’ accommodation.

Objectives

&

. To provide a high standard of accommodation for both short and long ten

Controls

a. Permanent and temporary accommodation uses are interchangeable
this Part.

rotighout all building types covered in

Dwelling Layout and Design

The internal layout of a dwelling establishes i rangement of rooms, the circulation between rooms, and
the degrees of privacy for each room. | layout directly impacts the quality of residential amenity, such
as access to daylight and natural ventil surance of acoustic and visual privacy. The dwelling layout also
includes private open space. This is pal
than for terraces and detached dellings.

Objectives
e  To ensure that dw ayotits are efficient and provide high standards of residential amenity.
e To maximis env ental performance of dwellings.

- providing for a range of activities and privacy levels between different spaces within the dwelling,
- utilising flexible room sizes and proportions or open plans,

- ensuring circulation by stairs, corridors and through rooms is planned as efficiently as possible thereby increasing
the amount of floor space in rooms.

a. The back of the kitchen should be no more than 10m from a window.
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ing,}reaﬁvely resolved service requirements to give

The design of the front setback and front of the building has created a distinctive entry areg
the development a quality addre,

Storage

Objectives
a.  To provide adequate stor
b.  To provide storage for

Controls
a. Inaddition hen‘eupboards and bedroom wardrobes, provide accessible storage facilities at the following
rates;
- st 3m3
- one-b 3m3
- two-bedroom 4m3
- three plus bedroom 5m3

b. The above minimum storage areas shall be excluded from dwelling size calculations.
c. Locate storage conveniently for dwellings.
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Internal Circulation

Lobbies, stairs, lifts and corridors make up the common circulation spaces within a building. Important design
considerations include safety, amenity and durability. In addition, the number, location, and proportion of these
elements have a direct relationship with the building’s form, layout and articulation.

Designing buildings with multiple cores to:

- ensure the number of units off a circulation core on a single level is limited,
- assist in providing better apartment layouts,

- increase the number of entries along a street,

- increase the number of vertical circulation points,

- give more articulation to the facade.
Objectives

e To create safe and pleasant spaces for the circulation of people.
e To encourage interaction and recognition between residents to contribute toga s f cogpmunity and
improve perceptions of safety.
e To facilitate quality apartment layouts, such as dual aspect apartm
e

ents.
e To contribute positively to the form and articulation of the buildi relationship to the urban
environment.

Controls
a.  Limit the number of units accessible from a single corelcorridor ght.
b. Increase amenity and safety in circulation spaces by;

c.  providing generous corridor widths (preferr:
in lobbies, outside lifts and apartment entg

2.5m) and ceiling heights (preferred min. 2.7m), particularly

d. providing appropriate levels of lighting, g 1 se of natural daylight,

e. minimising corridor lengths to giv?
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DESIGN CONTROL 9 - External building elements

External building design elements include;
- fences and walls,
- roofs, dormer windows and skylights
- elevations visible from the public domain,
- awnings, canopies, pergolas, storm blinds, sails and signage,
- minor elements.

These external building elements are highly visible from the street and as such contribute to the character of the
streetscape and the local area.

The design of external building elements is to make a positive contribution to the attractivenes: streetscape
and the local area and contribute to a consistent built character along the street.

Fences and Walls; Front, Side and Rear

Fences and walls include all built vertical landscaping elements designed to define b
the next or to accommodate a change in level.

s betWeen one space and

The design of fences and walls has an impact on the real and perceived safe
the amenity of the public domain and the streetscape character. The vj
to be carefully considered.

curity‘of residents as well as on
le and design of fences all need

Front boundary fencing should also be designed in a manner that fa
property at all times, except where an alternative meter readi
electronic reader or bar scanning system.

ss to the water metre servicing the
accommodated on site, that is, an

Objectives

e To define the boundaries between public and priv
e To define the boundaries between neighba

e  To contribute to the streetscape ap
e  To enhance the usability of private opel

e  To offer acoustic and visual

Controls

a. Frontand return argyto reflect the design of the dwelling.

b. Frontan n fences and walls are to be constructed of materials compatible with the house and with
other fenc within the streetscape.

c. Re to be the same height and design as front fences.
Front'ay n fences can be up to maximum height of 1.5m high with a maximum solid fence height of
600mm, abgVe the solid wall the fence is to have a min. openness ratio of 60%.

e. Front and return fences may be solid up to 1.5m if located on an arterial road.

f.  No Colorbond or timber paling for front or return fences, except were integrated into a design theme that is
consistent with the character of the dwelling and streetscape and incorporates appropriate articulation to allow
for landscaping.

g. Fences and walls are not to impede the natural flow of stormwater runoff.

h. Iflocated in a bushfire prone area fences and walls are to comply with AS3959 and Planning for Bush Fire
Protection 2006, as amended from time to time.

i.  Asolid front wall may be higher than 0.9m where the topography means a retaining wall is necessary. The height

of the retaining wall is to be minimised and is to be compatible with the positive characteristics of the existing
streetscape.
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j.  Fencing is not to obstruct water meter reading.

Side and Rear Fences
Controls

a. Side fences are measured from behind the building line to the rear boundary. Maximum fence height of 2.0
metres.

No chain wire fences are to exceed |.2m in height.
May include timber paling, metal or Colorbond material.

c.  For tennis courts or other similar areas, chain wire fences shall be black or dark green plastic coated mesh. Solid
fences enclosing these facilities shall not be permitted over 3.6m and shall be a min. off the side boundaries of
600m and off any front boundary by Im.

d. Fences and walls are not to impede the natural flow of stormwater runoff.

e. Controls for front fences and walls also apply to secondary street frontages on corner lots for the
length of the dwelling.

Fences and walls for Greenbank Island

f.  Approval is to be obtained from Council prior to the erection of any fencing
g. Fencing behind the six (6) metre building line shall not exceed 2000mm,i

h. The fencing is to be constructed of brick, stone, masonry block or suc| aterial as is approved by

Council.

1.5m max.
fence height
min. oppenness
ratio of 60%

600mm
solid wall
height

Vegetation for
additional screening
- -

Indicative front fence design with a low wall, open fencing above and landscaping.

Low fences and informal coastal landscaping in this example contribute to a distinctive residential streetscape.
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/
min. 60%
max openness
1.5m ratio
height max solid
base height
, 0.6m

neighbouring dwelling

side boundary fence

street

rear boundary fence

side boundary fence ) !

'

front boundary fence

return fence

eighbouring dwellin occurs
neighbouring dwelling oo e

I

|

l front fence

| and the front
. of the

| dwelling
I
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This fence returns down the side boundary, combines landscaping, open fencing and low walls to
create a fence that enhances the pedestrian scale and residential qualities of the street.

§ NY
Roofs, Dormers and Skylights

The roof is an important architectural element for the overall compgsition and expression of a building. The shape
and form of a roof and its associated elements responds to t onment and the context. Quality roof design
responds to various viewpoints within the local cé @ such as the roofscape observed from higher locations and
the silhouette viewed from the street. In somes of forms part of a distant view and sits within a larger

skyline vista.

Roofs on Residential Flat Buildings ma

Objectives

e To contribute to the desigf*and pegformance of buildings.

osed useable external area.

e To integrate the design o oof intd the overall elevation and building composition.
e To contribute to a t dad attractive streetscape.
e To provide and'weather protection.

a. Relate ro sign to the desired built form by:
¢ the roof,
- providing eaves,
- using a compatible roof form, slope, material and colour to adjacent buildings; and
- ensuring the roof height is in proportion to the wall height of the building.
b. The main roof is not to be a trafficable terrace.
c. Skylights are:
- not to reduce the structural integrity of the building or involve structural alterations,
- to be adequately weatherproofed,

- to be installed to the manufacturer’s instructions.
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Elevations Visible from the Public Domain

The architectural quality of buildings frontages and partially the side elevations contribute to the character and design
of the streetscape. High architectural quality requires the appropriate composition of building elements, textures,
materials and colours and reflects the use and internal layout of buildings.

The composition and detailing of the building’s elevations has an impact on its apparent scale as well as its
appearance. The pattern or rhythm established by the proportions of the elevation, the modulation of the external
walls, the design of elevation elements, their materials and their detailing are all important considerations.

Objectives

e  To define and enhance the public domain and street character.

e To ensure that ancillary building elements are integrated into the overall building form and elevati ign.

Controls

a.  Design important elements such as front doors and building entry areas to havegromi e in the building
elevation and to be clearly identifiable from the street.

b. Use proportions, materials, windows and doors types that are residentia ang scale

Design elevations to reflect the orientation of the site using elements suéh astsun shading, light shelves and bay

windows as environmental controls.
d. Coordinate and integrate building services, such as drainage pi verall’elevation and balcony design.

e. Coordinate grills/screens, ventilation louvres, carpark entry elevation.

requirements and times of the day or night.

Corner Building Elevations

In addition to the controls for building elevations ensure that corner buildings, which are by their location often
highly visible, are well designed and respond to the different characteristics of the streets they address.
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Controls

a.  Corner building (buildings with two street frontages) elevations are to reflect the architecture, hierarchy and
characteristics of both streets.

b.  Building elevations on corner sites are to be oriented to both streets by having windows and doors addressing
both streets.

¢. Landscaping, fence and wall treatments on the secondary street frontage are to be similar to the primary street
frontage for the length of the building.

This mixed use building provides ada % e corner with an outdoor seating area and a shop.

Awnings, Canopies, Pefgolas, m Blinds, Sails and Signage
In commercial main stri INgs increase the usability and amenity of public footpaths by protecting pedestrians
from sun and rai ey éficourage pedestrian activity along streets and, in conjunction with retail frontages; they

support and en lity of commercial areas. Awnings, like building entries, provide a public presence and
blic'domain thereby contributing to the identity of a development.

ant consideration in the design of buildings located in mixed-use areas such as commercial
age is required for business identification its design should be compatible with the desired
streetscape chaFacter, with the scale, and proportions of the development and without obscuring or dominating

important views.

In residential buildings awnings, canopies, pergolas and blinds can significantly improve the livability of dwellings.
Operable blinds such as louvers can greatly improve the privacy and thermal efficiently of both external and internal
spaces.

Pergolas are generally located on the ground level and offer opportunities for providing privacy from upper level
dwellings that may look down onto ground level dwellings.

Objectives

e To provide shelter for public streets in mixed-use areas.
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To provide shelter from sun, wind and rain for private external spaces.

To ensure signage is in keeping with desired streetscape character and with the development in scale, detail and
overall design.

To encourage pedestrian activity on streets by providing awnings to retail/commercial strips and in other highly
trafficked areas.

Controls

Awning on commercial main streets

a.

b.

C

For the commercial component of Shop-top Housing and Shop-top Residential Flat Buildings provide awnings
along the commercial main street.

Awnings are to provide adequate protection from sun and rain.

height, depth and form of the desired character or existing pattern of awnings.
Awnings are to enhance pedestrian safety by providing under-awning lighting.

Awnings, canopies and storm blinds are to be wholly within the lot boundariesagleast 900mm from the site
boundaries.

Must observe and maintain existing building line setbacks.

If erected in a bushfire prone area, they are to comply with the re n 53959 and Planning for

Bushfire Protection 2006.
Pergolas must not be located closer to a boundary than 900

Ensure that signage provides clear and legible way-ﬁnd< for and visitors.
- - - !

g

Residential components of the building
. Awnings are to follow the general alignment and pattern of existing awnings in the street anFom ent the

Awnings significantly improve the liveability and pedestrian scale of commercial streets and protect pedestrian from harsh environmental conditions rain, sun and

wind.
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Minor Elements

Minor structures include those building elements that are associated with the use of the dwelling for residential
purposes. Minor structures include; air Conditioning units, aerials, antennae, microwave antennae and satellite dishes,
barbeque areas, aviaries, clothes hoists/lines, flagpoles, letter boxes and outdoor security lighting.

Controls

a.

Air Conditioning Units

- Noise levels from air conditioning units are not to exceed 5dB(A) above ambient background noise levels
measured at the property boundary.

- Air conditioning unit installation must not reduce the structural integrity of the building.

8
- Openings created by the installation of air conditioning units must be adequately weatherpraofed.
- Air conditioning units are not to be visible from streets.
Aerials, antennae, microwave antennae are to be:

- for domestic use only,

- amaximum of one per single dwelling house, %
Ground mounted satellite dishes are to be:
- amaximum height of 2.4 metres, !i\

r 'y

- limit of one per dwelling house on lots less than 5,000 square

- located so as not to be visible from a public place,
- a minimum of 900mm from a property boundary.
Roof Mounted satellite dishes are to be:
- suitably coloured to blend in with the building,

- structurally stable,

- one per dwelling house on lots less square metres,

- No higher than the ridge line

. Barbeque areas are to be:

used for domestic purposes aply,

perty bolindary,

no closer than 900mm t

located in the rear yagdor no c
elevation,

er to the front of the property than 900mm behind the buildings front

located with consi ion ‘e, the impact upon adjoining properties.

Awviaries ar;

structurally sound.

Clothes hoists/lines are to be:

located in the rear yard or no closer to the street than the front elevation of the building,

if located on the side of the dwelling they are to be screened from view from all dwellings and the street.
Flagpoles are to be:

structurally sound,

wholly within the property boundary.

Letterboxes:

are to be a maximum height of 1.2m above the ground,

Tweed Shire Council 6l -



Tweed Development Control Plan
Section Al - Residential and Tourist Code
Part C - Residential Flat Buildings and Shop-top Housing

- are to have street numbering corresponding with that allocated to the dwelling,
- are to be structurally sound,
- are to be designed as part of the building and its landscaping using similar materials and finishes,

- in multi-dwelling developments letterboxes must be located on common property; be contained in one
structure, contain sufficient boxes, on for each dwelling, including one for the body corporate.

i.  Outdoor security lighting is to be located and designed:
- soas to avoid light spill into the living and sleeping areas of the dwelling,
- to confine light spill to the source property.
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DESIGN CONTROL 10 - Building Performance

Energy Efficiency

The ability of the development to optimise thermal performance, thermal comfort and day lighting will contribute to
the energy efficiency of buildings, providing increased amenity to occupants and reduce greenhouse emissions and,
with them, the cost of supplying energy.

Objectives
e To reduce the necessity for mechanical heating and cooling.

e To reduce reliance on fossil fuels.

e To minimise greenhouse gas emissions. &
e To support and promote renewable energy initiatives.

Controls

a. Developments are to obtain BASIX certification where required. s

Design Guidelines
Refer to BASIX to supplement these guidelines
Incorporate passive solar design techniques to optimise heat storage in winter and heat transfer in summer by:

- maximising thermal mass in floor and walls in northern rooms of dwellings,
- insulating rooficeiling external walls and the floor.
Improve the control of mechanical space heating and cooling by:

- designing heating/cooling systems to target only those spaces which require heating and cooling, not the whole dwelling,
- dllowing for adjustable awnings and blinds to be attached to the outside of windows to keep the heat out in summer,

- providing reversible ceiling fans for improving air movement in summer and for distributing heated air in winter.
Consider planning for future installation of photovoltaic panels by:

- designing the roof so that photovoltaic panels can be mounted parallel to the roof plane,
- locating trees where they will not shade existing or planned photovoltaic installations.
Improve the efficiency of hot water systems by:

- insulating hot water system,
- installing water-saving devices.
Reduce reliance on artificial lighting by:

- providing a mix of lighting fixtures, including dimmable lighting, to provide for a range of activities in different rooms,
- designing to allow for different possibilities for lighting,
- using separate switches for special purpose lighting,
- using high efficiency lighting,

using motion detectors for common areas, lighting doorways and entrances, outdoor security lighting and car parks,
Max:mlse the efficiency of household appliances by:

- selecting an energy source with a minimum greenhouse emissions,
- installing high efficiency refrigerators/freezers, clothes washers and dishwashers,
- providing areas for clothes to be dried through natural ventilation.

Woaste Management

The minimisation and management of waste from development can contribute to the visual and physical amenity of
the building as well as limiting potentially harmful impacts on the environment. Minimising waste is relevant to all
stages of the building’s life cycle, from construction to demolition. It also includes the way in which waste is stored
and collected.
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Objectives
e To plan for the types, amount and disposal of waste to be generated during demolition, excavation and construction of the
development.

e  To encourage waste minimisation, including source separation, reuse and recycling.

e To ensure efficient storage and collection of waste and quality design of facilities.

Controls

a.  Any application for development that involves the demolition of existing structures is to provide a Demolition
work plan in accordance with the provisions of AS2601 and Councils work plan requirements.

b.  Excavation that will result in waste material having to be transported off-site must be minimised through the
use of site response building design. Where practical excavated material should be reused ite.

\

Design Guidelines

Incorporate existing built elements into new work, where possible.

Recycle and reuse demolished materials, where possible.

Specify building materials that can be reused and recycled at the end of their life.

Integrate waste management during the design stage by:

reducing waste by utilising the standard product/component sizes of the materials to be used,

incorporating durability, adaptability and ease of future services upgrades.

Prepare a waste management plan for green and putrescent waste, garbage, glass, containers and paper.

Locate storage areas for rubbish bins away from the front of the building so as to minimise negative impacts on the streetscape.
Provide every dwelling with a waste cupboard or temporary storage area of sufficient size to hold a single day’s waste and to
enable source separation.

Incorporate on-site composting

Woater Conservation

inability by integrating measures for improved water efficiency.
ater demand from the mains and by re-using water which would

Dwelling design can contribute to envi
Water can be conserved in two ways;
otherwise be lost as run off or e wat

Objectives
e  To reduce main c ptiomof potable water.
e  To reduce the guan stormwater run off.

ts are to obtain BASIX certification where required and comply with the relevant requirements
3 Code of Australia.

Design Guidelines
Use AAA rated appliances to minimise water use.
Encourage the use of rainwater tanks.

Collect, store and use rainwater on site. This may be used for car washing, watering the garden, toilet flushing, laundry and clothes
washing. Once treated, rainwater can also be used for potable supply.

Incorporate local indigenous native vegetation in landscape design.

Consider grey water recycling.

Some building sites may be suitable for reuse of treated effluent.
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Maintenance

Detailed design and material selection support long-term maintenance of developments. This is particularly
important in relation to corrosion issues in coastal areas. On-going maintenance ensures the longevity of quality
architectural and landscape design, sustains and increases the value of property and minimises the life-cycle cost of a
development to owners.

Objectives

e To ensure long life and ease of maintenance for the development.

Design Guidelines

Design windows to enable cleaning from inside the building, where possible.

Select manually operated systems, such as blinds, sunshades, pergolas and curtains in preference to mechanical ;ﬁ

Incorporate and integrate building maintenance systems into the design of the building form, roof and fac

Select durable materials, which are easily cleaned.
Select appropriate landscape elements and vegetation and provide appropriate irrigation systems.

Some building sites may be suitable for reuse of treated effluent.
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Design Control || - Floor Space Ratio (FSR)

Floor space ratio (FSR) control provides a guide as to the allowable densities for an area.

FSR is not to be the sole determinant of future built form; it needs to be linked with all other building envelope
controls to support the desired building-massing outcome.

FSR is an absolute maximum, which may not be wholly achievable on all sites due to other design considerations.

Objectives
e To match building scale with the capacity of the site and the local area.

o To define the allowable development density for sites.

Controls
a. Shop-top housing and Shop-top Residential Flat Buildings 2:1 maximum FSR.
b. Residential Flat Buildings is 1.2:] maximum FSR.

Calculation rules

The maximum FSR will not always be achievable on all sites. It is the generic way of defining the density of the site and is to be
measured once all the other Design Controls have been achieved.

Floor space ratio is the ratio of the gross floor area of all buildings on a site to the site area.

Gross floor area: means the sum of the floor area of each storey of a building measured from the internal face of external walls, or
from the internal face of walls separating the building from any other building, measured at a height of 1.4 metres above the floor,
and includes:

- the area of a mezzanine within the storey,

- habitable rooms in a basement,

- any shop, auditorium, cinema, and the like, in a basement or attic,
but excludes:

- basements projecting more than |m above finished ground level,

- storage areas,

- vehicular access, , garbage and services,

- areas used exclusively for mechanical services or ducting,

- car parking to meet any requirements of the consent authority (including access to that car parking),
- externdl living areas, terraces and balconies with outer walls less than 1.4 metres high,

N
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