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EXECUTIVE SUMMARY
• The subject site is located in the heart of Coogee Bay occupying relatively flat land
between Vicar Street, Coogee Bay Road and Arden Street.

• In addition to the use of CGIs photomontages were prepared in relation to the final
DA scheme.

• The existing site includes a number of buildings which vary in form, height and scale,
the largest and most visible of which is the boutique hotel located parallel to Vicar
Street.

• A letter requesting access to inspect views was hand delivered to each of the 16
identified residential locations in late May 2021 to which 4 responses were received.
Urbis attended an upper level unit at 23-25 Vicar Street, 15A Vicar Street, 4/119
Brook Street and 12 Vicar Street to inspect views.

• The site has a relatively small potential visual catchment constrained by
surrounding topography and built form which includes close neighbouring
residential development.
• The potential visual catchment has been inspected visually during fieldwork and
tested using GIS-based lidar mapping to further interrogate the likely visibility of the
existing built forms on the site and views access across and beyond those forms.
• 16 residential developments within the immediate visual catchment of the subject
site were identified as potential locations from which views to or across the site
could be available and potentially affected by view loss.
• CGIs were created for all 16 locations and used early stages of the design
development stages to inform design evolution and the current DA.
• Ground, first and second floor dwellings located along the west side of Vicar Street
have no or limited existing views access to the east over and above the existing
boutique hotel.
• 7 CGIs were analysed and updated to assist analysis of the visual effects of the DA
plans in June 2021 on private domain views from neighbouring residences.
• CGIs prepared to represent views from 16, 17 and 23-25 Vicar Street show that
views will change as a result of existing built form being replaced by a new
contemporary built form, but that view loss is likley to be negligible.
• The CGI view from 10 Vicar Street shows that a short section of the view including
distant sea-sky horizon via the existing driveway, would be blocked by the proposed
built form that is subject to the Clause 4.6 Variation. However, it does not block
access to views which would be considered scenic or highly valued in Tenacity
terms.

• 2 locations were selected for further analysis and modelling of views, where
photomontages were prepared they were to a standard which satisfies the Land and
Environment Court of New South Wales practice direction for the use of visual aids
to be relied upon in Court.
• Based on an analysis of photomontages view loss would occur at unit 4 at 119 Brook
Street, where a short section of a wide expansive view would be lost. The view lost
includes part of the Dolphin Point landform and associated features that would be
considered in Tenacity as scenic and highly valued.
• A minor amount of view loss would occur in relation to one view from 12 Vicar
Street where built form proposed will occupy part of the existing through-site link.
Notwithstanding there is an improved spatial relationship and net benefit to this
view.
• Based on 2 photomontages the extent of view loss was assessed against Tenacity,
in respect of unit 4/119 Brook Street and 12 Vicar Street and was rated as severe
and minor respectively.
• View sharing outcomes were found to be acceptable in relation to 12 Vicar Street
and unreasonable in relation to 119 Brook Street.
• Overall, based on fieldwork observations, determination of the visual catchment,
and analysis of CGIs and photomontages, the view sharing outcomes vary and
mid-slope locations at a greater distance west of the site are those likely to be most
affected by view loss.

Prepared by Urbis for Cotton Development Management Pty Ltd
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PURPOSE OF REPORT

BACKGROUND

Urbis has been commissioned by Cotton Development Management Pty Ltd to
provide independent analysis and assessment of potential view sharing outcomes in
relation to the subject Development Application.

Dr Richard Lamb was engaged by Cotton Development Management Pty Ltd in 2018
to provide preliminary view sharing advice in relation to the subject site. His advice
identified the potential visual catchment of the existing built form on the site (based
on visibility of the boutique hotel as the tallest built form present) and residential
dwellings that would be most at risk of potential view loss should the existing built
form on the site change.

The advice has been prepared to provide an assessment of potential visual effects
of the proposed development on private domain views from surrounding residential
dwellings. The author of this report specialises in visual impacts, view loss and view
sharing assessments and in strategic planning for the protection of scenic resources.
This report is based on a desktop review of aerial imagery, architectural plans,
Computed Generated Images (CGIs’), two certifiable photomontages prepared by
Digital Line architectural illustrators, a review of preliminary advice prepared by Dr
Richard Lamb and independent fieldwork undertaken by Urbis.
This report is constrained to an assessment of the likely visual effects of the current
DA scheme on identified private domain views based on the information available
including 7 CGIs and 2 block-model photomontages. This report does not include
commentary as to the merits of the architectural design, planning arguments in
relation to the height, bulk and scale proposed, or provide input into any justification to
the clause 4.6 application.

In this regard Dr Lamb identified neighbouring locations which based on his fieldwork
observations, analysis of the visual context and likely views access, would be those
most likely to be potentially affected. Views from some neighbouring dwellings were
recommended for further analysis during the design development stages.
Urbis were engaged to consider the likely effects on private domain views during the
design development phases and in this regard inspected the site and surrounds on
10th March 2020 and 21st April 2021. We observed the existing spatial relationship
of neighbouring development to the site and existing visual permeability through the
site. Further, we noted the likely views access of surrounding residential development
through and across existing built forms on the site and confirmed the potential visual
catchment of the subject site based on lidar mapping and fieldwork observations.
We determined that the existing boutique hotel as the tallest form on the site, was
visible from parts of Coogee Bay Road, Arden Street, Vicar Street and from midslope elevations to the west including for example from Brook Street and the east
end of Kidman Street. Isolated glimpses towards the roof of the boutique hotel may
be visible from near the intersection of Brook and Carr Streets. In addition the upper
parts of the heritage item on the site and the roof of the boutique hotel are visible
from Dolphin Point. Views from Dolphin Point provide a useful indication of the likely
views access to this public space and topography from dwellings in Vicar Street and
Brook Street, see Figure 1 and 8.
The effective visual catchment is small, localised and constrained to the immediately
surrounding streets by other built forms. In this regard Urbis concurred with the
advice of Dr Lamb and as such requested and reviewed 3 sets of computer generated
images (CGIs) from identified neighbouring dwellings which were prepared by the
project architects Fender Katsalidis to reflect several revisions of the concept.
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23-25 Vicar Street
119 Brook Street
230 Arden Street

130-132 Brook Street
109-111 Brook Street

22-24 Vicar Street
19 Vicar Street

15A Vicar Street

120 Brook Street
122 Brook Street

126-128 Brook Street
124 Brook Street

Figure 1 View from Dolphin Point south-west to development in Coogee Bay, this reverse view
identifies locations which are likley to have access to views to parts of Dolphin Point.
Prepared by Urbis for Cotton Development Management Pty Ltd
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1.0 PROJECT
UNDERSTANDING
1.1

PROJECT DESCRIPTION

The DA includes the demolition of an existing boutique hotel, a portion of the
existing hotel and pub, and other low built forms in the south and central parts
of the subject site. The DA proposes retention of heritage buildings on the site,
with internal refurbishment and demolition of the uppermost section of the roof
ridgeline of the north-south section of the hotel building to enable residential
views to the water.
The DA seeks subdivision of the site into two lots, one for the hotel/pub
operation on the eastern portion of the site and one for the retail and residential
accommodation on the western boundary.
The DA includes the construction of a 5 storey building along the western edge of
the site which will present to Vicar Street, this will include; 3 levels of basement,
retail uses (supermarket at the ground floor) and residential accommodation
above. The DA will expand the capacity of the existing Coogee Bay Hotel
operation and provide new mixed-use residential, commercial and retail uses.
The proposal incorporates a new access driveway from Vicar Street and a new
through site link running from Coogee Bay Road to Arden Street wrapping around
the existing hotel building is also proposed.

Figure 2 Site Plan Source: Fender Katsalidis
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1.2 PROPOSED DEVELOPMENT
This description reflects the main visual elements of the proposal. The DA
architectural set prepared by Fender Katsalidis (June 2021) indicates the largest built
form proposed is the 5 storey apartment building which extends the length of the
western site boundary parallel to Vicar Street and projects forward to the east along
the south side of Coogee Bay Road. The heritage building on the north-eastern corner
of the site is retained with internal refurbishment.
The existing boutique hotel building at the Vicar Street western boundary will be
demolished and replaced by a building that is characterised by a broadly ‘U’ shaped
floorplate. The form is massed in three separate parts that are broadly differentiated
by changes in materiality and vertical setbacks. The facades are predominantly
characterised by windows with only small areas of solid wall that is a neutral sandy
colour. An open deck and swimming pool area occupies the top level on the northern
boundary. Each dwelling has a balcony which is characterised by glass doors, black
balustrades, timber panels and low shrub planting.
The proposed new building maintains the existing setback on the northern and
western boundaries, with a nil setback to Coogee Bay Road and Vicar Street. The
built form at levels 3 and 4 steps back 3 metres, with an additional 2 metre setback
at levels 5 and 6. Dwellings on the southern boundary partly overhang the through
site driveway and are setback 6.4 metres from the boundary. At its narrowest the
proposed building is separated from the heritage building by 11 metres. Setbacks to
Arden Street which faces Coogee Bay remain the same.
We note that the proposed western building will be higher than the ridgeline of the
existing boutique hotel and that this taller built form extends to the north and south to
occupy existing open space.

Figure 3 North elevation Source: Fender Katsalidis

Prepared by Urbis for Cotton Development Management Pty Ltd
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2.0 VISUAL CONTEXT
2.1 EXISTING BUILT FORM ON THE
SITE

VICAR STREET

The site comprises 4 allotments, 212 Arden Street, 227-233 Coogee Bay Road, 5-7
Vicar Street and 15A Vicar Street Coogee. The site has a west-east cross fall so
that it slopes downwards from Vicar Street towards Arden Street and beyond to
Coogee Bay in the east.
7 VICAR
STREET

The subject site is a prominent ‘landmark’ site with frontages to Arden Street to
the east, Coogee Bay Road to the north and Vicar Street to the south and includes
a number of separate buildings, including the eastern heritage buildings (existing
hotel premises).

5 STOREY
BOUTIQUE
HOTEL

Existing built form on the site includes a heritage building, a boutique hotel, a liquor
store, a 2 storey RFB, retail and commercial businesses with shop top housing,
and a through site link between Arden Street and Vicar Street on the southern
boundary. The buildings range in height with the boutique hotel being the highest at
RL 31.47. We observed that built form is concentrated on the eastern, northern and
western boundaries, with greater visual permeability through a site link along the
southern boundary of the site from Vicar Street to Arden Street.

COOGEE BAY ROAD

212 Arden Street at the north-east corner is listed as a Heritage Item, Coogee
Bay Hotel, in Schedule 5 of the Randwick LEP. The heritage building presents as a
1920’s style hotel. Originally constructed in the late 1800s the building has been
significantly altered since its inception. The building is adjacent to another heritage
item which is a 2 storey sandstone rectangular building that extends parallel
to Arden Street. The Arden Street site frontage includes a beer garden which
is relatively open and undeveloped, characterised by movable furniture such as
umbrellas and a row of mature Phoenix Palms. We observed that additional palms
are grouped at the south-east edge of the site. The existing hotel has a nil setback
to Arden Street and Coogee Bay Road.

LIQUOR STORE

1 Vicar Street is 3 storey shop top housing with a convenience store and
restaurants on the ground floor, and two levels of residential apartments above.
There is a setback between 1 and 7 Vicar Street which currently has a small
parking and bin storage area. 7 Vicar Street is a 2 storey RFB with 4 units and 9
Vicar Street is a late twentieth century boutique hotel.

HERITAGE
HOTEL

BEER GARDEN

ARDEN STREET

Figure 4 Existing built form
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1 VICAR
STREET

2.2 EXISTING BUILT FORM IN THE
IMMEDIATE CONTEXT
This description of the immediately surrounding visual context was included in
preliminary advice provided by Dr Richard Lamb to the applicant and is replicated
here to provide further detail as to the visual setting of the site.

DOLPHIN POINT

COOGEE BAY
BEACH

V ICAR

CA R R S

EE T
N STR

S T R EE

K STR
BROO

The east side of Arden Street is occupied by public open space including Goldstein
Reserve which includes an amphitheatre and boardwalk. The public reserve opposite
the subject site is relatively open in nature and devoid of built form and characterised
by rows of Norfolk Island Palms. The reserve extends to meet a path and retained
edge before falling in elevation to meet the beach and further east Coogee Bay Beach.
Coogee Bay is bordered by the distinctive local headland and rock outcrop known as
Dolphin Point to the north and Grant and Trenerry Reserves to the south. At low tide a
rock platform known as Wedding Cake Island is visible in the south-east of the bay.

BAY RO
AD

T

EE T

C O O GEE

A R DE

The streetscape exposure of the site is limited by existing development,
the street pattern, with Arden Street forming the east boundary and by the
narrowness of Coogee Bay Road and Vicar Street, as the other two bounding
streets. The predominant built form in Vicar Street is interwar to early 20th
century residential flat buildings. In Coogee Bay Road, other than on the Site, built
form is retail at street level, with shop-top housing of mostly two-storey form
other than opposite the hotel at the Arden Street Corner which is slightly higher.
The height of buildings in the vicinity of the site is generally lower than three of
the prominent buildings on the site, the taller element of the hotel at the corner of
Arden Street and Coogee Bay Road, the boutique hotel on Vicar Street near the
south-west corner of the Site and the building on the corner of Vicar Street and
Coogee Bay Road on the Site.

T R EE T

GRANT
RESERVE

WEDDING CAKE
ISLAND

TRENERRY
RESERVE

LEGEND
Site Boundary

Figure 5 Aerial Site Plan
Prepared by Urbis for Cotton Development Management Pty Ltd
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Figure 6 Streetscape view location photo reference map

Selected Views

2.3 STREETSCAPE CHARACTER AND RESIDENTIAL DEVELOPMENT

Photo 1. Coogee Bay Road view south-east towards Coogee Bay east

Photo 2. Coogee Bay Road view to south-east, including the subject site
heritage buildings

Photo 3. Corner of Coogee Bay Road and Vicar street looking south

Photo 4. Side setback between 1 and 7 Vicar Street, demonstrating views
access to the east from parts of Vicar Street

Photo 5. Surrounding residential development, detail of 2 Vicar Street. This
dwelling is likely to have no or limited access over existing built
form on the site to the east

Photo 6. Detail of 8-10 Vicar Street

Prepared by Urbis for Cotton Development Management Pty Ltd
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Photo 7. Detail of 12-14 and 18-20 Vicar Street

Photo 8. Detail of 23-25 Vicar Street, south of the site

Photo 9. Detail of 130-132 Brook Street

Photo 10. Detail of 128 Brook Street on the corner of Brook and Kidman
Streets

Photo 11. Detail of 122 and 124 Brook Street

Photo 12. Detail of 120 Brook Street
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Photo 13. Detail of 117 and 119 Brook Street, we observed the presence of
dense , evergreen tree canopies at the rear (east) end) of these
blocks which is likely to limit views access

Photo 14. View east to 109-111 Brook Street from Kidman Street,
approximately aligned with the Dolphin Point headland

Photo 15. Detail of 109-111 Brook Street. We note the presence of evergreen,
tree canopies to the east of this development which is likley to limit
viewss access to the east.

Photo 16. Side setback between 197 Coogee Bay Road and Adina Apartments
at 183 Coogee Bay Road

Photo 17. View south-west from south-eastern corner of subject site

Photo 18. Arden Street streetscape including 230 Arden Street and other 3
and 4 storey and taller hotel development is present

Prepared by Urbis for Cotton Development Management Pty Ltd
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Photo 19. View south-west to subject site from Coogee Bay foreshore

Photo 20. Coogee Bay foreshore view south

Photo 21. View east from centre of Coogee Bay foreshore

Photo 22. View north-west to Dolphin Point from centre of Coogee Bay
foreshore

Photo 23. View looking south-east from Dolphin Point towards Crown Plaza
on Arden Street

Photo 24. View looking south-east from Dolphin Point towards subject site

14
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3.0 PRIVATE DOMAIN
VIEWS

The site sits in a low central ‘bowl’ surrounded by sloping topography which rises to
the south, west and north. In this regard surrounding residential development springs
from a similar or higher natural ground level relative to existing and proposed built
forms on the site. This situation is likely to facilitate views access towards and across
the site.
The private domain visual catchment in relation to the site, based on the external
visibility of the tallest built form (boutique hotel roof form) is limited and constrained
to immediate areas within Coogee Bay. This extent of visibility (visual catchment)
has been tested using Lidar Data Mapping as shown in Figure 7 and 8 and includes
residential development west, north-west and south-west of the subject site.

130-132
Brook Street

Residential development surrounding the site is predominantly characterised by 2 to
3 storey residential flat buildings, isolated individual 2 storey dwellings and shop top
housing on Coogee Bay Road.
Our assessment of likely view access is based on our fieldwork observations
regarding relative heights, orientation, window and balcony placement and spatial
separation between buildings. Analysis of images taken from Dolphin Point towards
the site highlighted residential lots on Vicar and Brook Streets that may have potential
views to the proposed development and beyond to notable scenic features including
Dolphin Point and Coogee Bay.
Following a review of all available information a number of neighbouring residential
developments were identified as being potentially affected by view loss. These
dwellings are located on FIgure 6 and are identified in Figure 1.

Figure 7 Indicative visibility from a selected mid-slope residential development at 130-132
Brook Street
Dolphin
Point

LEGEND:
Subject Site Boundary
View Location
Indicative Visibility

Figure 8 Indicative visibility from Dolphin Point. The blue colouration indicates the upper
parts of buildings that are visible from the highest parts of Dolphin Point

3.1 COMPUTER GENERATED IMAGES
(CGIS)
3.1.1

USE OF CGIS

Urbis delivered request for access letters to identified residential neighbours
surrounding the subject site. The majority of residents did not respond to this request
and as such Urbis recommended to the client that virtual views in the form of
computer generated images (CGIs) be prepared.
CGIs are a useful objective visual aid which show the likely view compositions that are
available from window openings or adjacent external viewing positions. The virtual
camera locations cannot represent actual internal views that would be available from
inside the dwelling and therefore ‘mis-represent’ or over-state the view available and
in this regard also overstate the extent of visual effects (potential view loss) which
may occur.
There are compositional differences between the existing CGI and Proposed
CGI compositions. Existing CGI views do not include all foreground buildings and
development.
CGIs which show existing views were prepared in early 2019 and were limited in
detail. No distant background imagery was available or shown in relation to defining
areas of sea or sky. Proposed CGI views, based on feedback and direction provided by
Urbis, now include additional elements including the simple definition of background
landform, sea and sky. This has been made possible through access to additional
3D mapping and terrain modelling. The proposed CGI views prepared by Fender
Katsalidas include as much detail, colours and materials as possible, and additional
buildings for example intervening residential development as shown in Brook Street
views.
In order to create these virtual views based on real world locations, the east and
north elevations of selected dwellings and residential flat buildings were surveyed by
Higgins Surveyors to capture the location and height of floor levels and window sills.
Limitations of CGIs
Given that CGIs are constructed and do not include ‘real world’ built features or
accurate height and density of vegetation, and that virtual camera locations are
external to actual view locations, Urbis caution the reliance upon them as objective
guides to potential view sharing outcomes. The CGIs provide a useful indicative view
composition which closely aligns to the height of an actual view and in this regard can
be used as a guide to the likely view composition which may be available from the
vicinity of the virtual camera location.
Consequently in our opinion they cannot be used as definitive aids to assist a Tenacity
Assessment. Notwithstanding, we have included opinions based on our interpretation
of the view composition shown and on our experience of the application of view
sharing principles.

16
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3.1.2

CGIS PREPARATION
METHODOLOGY

Digital 3D Scene Creation

The first step in the process is the creation of an accurate, real world scale digital 3D
scene that is positioned at a common reference point using the MGA 56 coordinates
system or other equivalent virtual spatial data.
Data from various sources was imported and used to show background compositional
features to create the 3D scene including 3D photogrammetric models of the local
environment and building 3D models that are available. All data is imported into the
3D scene at real world scale and positioned to a common reference point.
These common reference points for the site and surrounding dwellings are
established by using the MGA-56 coordinates system and survey data. These
common reference points are used as ‘alignment markers’ to locate and rotate the 3D
architectural model or the proposed development.
Camera Position and Lens Selection
To ascertain the positioning of the 3D cameras at each residential location surveyed
data for each building was captured by Higgins Surveyors. Floor level and window
RLs from supplied surveyed elevations were referenced so that 3D cameras were
positioned 1.6m above the floor RL to approximately replicate an average standing
eye height of a person viewing from the equivalent real-world position.
All images in the report use a 35mm focal length for the field of view.
Fender Katsalidis provided the following summary;
Lumion Software was used to create 3D Renders. Background features such
as areas of land and sea were created using a GPS Coordinate called “Open Street
Map”. This feature within Lumion make it possible to import buildings (indicative
only), roads, water, green spaces, or just a satellite image, of an area 2.5km in
diameter. A more general 3D model of a diameter of 10km is also included, with
a satellite image as background. This feature contains data sourced from PSMA
Australia Limited licensed by the Commonwealth of Australia under CC BY 4.0.
This is in addition to the area covered by the Survey, inserted within that “Open
Street Map”.

Figure 9 CGI view locations

10 VICAR STREET LEVEL 1
Existing View

16 VICAR STREET LEVEL 2
Existing View

17 VICAR STREET LEVEL 1
Existing View

The existing view is characterised by the through-site link where a short section of sea-sky
horizon is visible above built form associated with the drive-through retail facility. The
canopy of Norfolk Island Pine Trees located along Arden Street which are not shown,
would most likely be visible. Allowing for vegetation the view would be filtered and include
a background of open water, as an isolated feature it would not be considered in Tenacity
terms to be of high scenic quality or value compared to a whole view or one which includes
areas of land-water interface, wave action etc.

The north-easterly view is short range and blocked by intervening built forms including the
existing boutique hotel and the 3 storey residential flat building at 15a Vicar Street. There is
no existing view access above, through or beyond the existing built forms on the subject site
to views that would be considered scenic or highly valued in Tenacity.

This constructed CGI view is from an external location near a northern elevation level
1 window. A narrow view corridor is available to the south-east between the existing
boutique hotel and 230 Arden Street. The composition also includes low built forms across
the subject site and existing roof form of the liquor store. The view corridor extends to the
south-east to include filtered views to Coogee Bay and distant open areas of open sea and
potentially the southern most end of Dolphin Point.

Proposed View

Proposed View

Proposed View

T

T

T

The arrangement and massing of the proposed development will introduce built form
replacing part of the through-site link open space and distant filtered view of open sea,
with a new contemporary form. The foreground of the view will include built form of 5
residential storeys which is similar in height to the existing built form. At the north end of
the subject site the existing space occupied by building setbacks will be replaced with built
form, the upper storeys of which in this view will block areas of open sky.

The proposed development will replace some existing foreground built form, with built
form of similar height and character. The west elevation steps eastwards above level 2 and
includes further setbacks at upper levels as the storeys increase in height. This stepped
arrangement provides visual ‘relief’ in relation to the Vicar Street façade and reduces the
perception of bulk and scale of the built form proposed in this view. The stepped setbacks
provide architectural articulation to this elevation compared to the more uniform ‘flat
elevation’ of the existing boutique hotel. Notwithstanding the flat roof structure and
additional height sought blocks views of open sky. In addition, the removal of 15A Vicar
Street and the realignment of the through-site link allows for a distant view to be revealed
which includes part of the sea-sky horizon and vegetation along Coogee Bay Road. The
view revealed provides visual permeability through the site is considered beneficial.

The proposed driveway is directly adjacent to 17 Vicar Street, with the open space above it
creating greater visual permeability and sense of open-space in the foreground of the view.
The eastern most built form proposed is higher relative to the existing situation and will
block a short section of view to the open sea and potentially Dolphin Point (if it is visible).
The view corridor will include landscaped open space east of the driveway and will retain
access to Arden Street that is characterised by vegetation and parts of the public open
space of Goldstein Reserve and Coogee Bay. The change in foreground built form and
alignment of the driveway offer view benefits.

In our opinion the extent of composition to be lost as shown in the CGI if assessed against
Tenacity view sharing planning principles would be rated as moderate.
The ‘infill’ blocks the through-site view corridor and a small portion of sky, which in
Tenacity terms would not be considered as highly scenic or valuable.

In our opinion the extent of view composition to be lost as shown in the CGI, if
assessed against Tenacity view sharing planning principles would be rated as
moderate-minor.

In our opinion the extent of composition to be lost as shown in the CGI if assessed
against Tenacity view sharing planning principles would be rated as negligible and
the proposed view revealed is a beneficial view.
Prepared by Urbis for Cotton Development Management Pty Ltd
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23-25 VICAR STREET LEVEL 2

124 BROOK STREET LEVEL 2

128 BROOK STREET LEVEL 2

Existing View

Existing View

Existing View

This constructed CGI view is from an external location adjacent to the northern elevation.
The foreground of this view is characterised by pitched and flat roof forms of intervening
development. The hipped-roof forms of 230 Arden Street block the majority of the heritage
buildings on the site but a distant view to the upper parts of Dolphin Point is available
across the low flat mid-section of the roof form. The view to the east is expansive and is
characterised by wide open areas of Coogee Bay, most likely some vegetation in Arden
Street and the distant sea-sky horizon.

This constructed view is from an east facing window at the top south-east corner of the
dwelling. The foreground includes residential flat buildings in Vicar Street, noting that the
residential development along the east side of Brook Street that is present has not been
included in the modelling. The midground features the pitched roof form of the existing
5 storey hotel building on the subject site and shop top housing along Coogee Bay Road.
Noting that the continuous grey line does not represent access to water, there are some
'gaps' which include open water between buildings and the upper northern parts of the
Dolphin Point Reserve and potentially a short section of land-water interface. The distant
view composition including landform north of Dolphin Point, and the natural horizon above
it would be considered in Tenacity terms to be of scenic quality and value.

This CGI view is external to the north-western corner at the highest level of this residential
flat building. The view is expansive in a wide arc from the north to south-east where the
existing Boutique Hotel and heritage item roof forms occupy part of the central midground.
The background includes part of the landform of Dolphin Point and partial views of the seasky horizon above and between intervening development located in Brook Street. In this
oblique north-easterly view the existing Hotel form appears to block access to the Dolphin
Point section of land-water interface. We note that to the east a long section of sea-sky
horizon is available.

Proposed View

Proposed View

T

T

T

The foreground composition of the view will not change as a result of the proposed
development. We note that roof forms in the immediate foreground will change in relation
to other exhibited but not yet approved DAs, for example the Dive Hotel. The mid-ground
composition will include low built form and roof garden etc which provides for greater
visibility over the subject site to the north. The open laneway of the eat street is visible, with
the screened balconies on the northern edge of the proposed residential building visible.
The south-easterly distant background composition including to Dolphin Point will remain
available and unaffected by the proposed development. It appears that view loss of Dolphin
Point may be caused by a proposed DA at the Dive Hotel site.

The new built form is approximately aligned so that is largely obscured by 109-111 Brook
Street with only the northern and southern-most ends visible beyond intervening pitched
roof forms of dwellings in Brook Street. The distant partial views to open water are partly
obscured. As these relate to partial views and do not block areas of land water interface
this potential view loss is not considered to be highly valued in Tenacity terms. Access
to the distant view of Dolphin Point, a land-water interface which is valued in Tenacity,
appears to be partially obscured.

Intervening built form on Brook Street blocks majority of the proposal from this view. Parts
of the upper two storeys are visible and block areas of distant open water. The north end of
the proposed development which will occupy existing open space is likely to block access
to parts of the Dolphin Point landform and its lower land-water interface if it is visible. The
loss of this feature would be considered of high value in Tenacity terms.

Proposed View

The extent of view loss shown in the CGI if assessed against Tenacity view sharing
planning principles would be rated as negligible and results in a beneficial view
sharing outcome.
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In our opinion the extent of view composition to be lost as shown in the CGI, if
assessed against Tenacity view sharing planning principles would be rated as
moderate-minor. This is because the majority of the existing view is unaffected and
the extent of potential view loss of Dolphin Point cannot be accurately determined but is
unlikely to be visible.

In our opinion the extent of view composition to be lost as shown in the CGI, if
assessed against Tenacity view sharing planning principles would be rated as
moderate-severe. This is because the majority of the existing view is unaffected but the
most scenic part including a short section of land-water interface at Dolphin Point may be
lost.

230 ARDEN STREET LEVEL 3
Existing View

3.1.3

SUMMARY OF LIKELY VISUAL
EFFECTS

The CGIs have been prepared as accurately as is possible based on available
modelling of the real work environment, surveyed view places and insertion of the 3D
architectural model of the proposed development.
Based on the information presented in CGIs we make the following summary
statements;

The CGI view is from an external location near a north elevation window at the west end of
upper floor. The composition includes part of the heritage items on the site and open space
associated with the beer garden and driveway. It is likely that parts of the Dolphin Point
landform will be partly visible between the Norfolk Island Pine trees which form a semicontinuous visual screen along the beach front but were not included in the original CGI
model. Some areas of the Coogee Bay beach front will also be visible in the mid-ground.

Proposed View

• The CGIs show indicative views from external locations adjacent to the intended
‘real world’ view locations and as such mis-represent the view somewhat and
potentially over state the potential view loss.
• Locations selected for modelling were identified as being potentially at risk of
view loss and provide a representative range of views and compositions to inform
likely view sharing outcomes.
• In our opinion a detailed assessment against view sharing principles established
by Tenacity principles cannot be undertaken in relation to CGIs.
• 7 views were analysed in Vicar Street, Brook Street and Arden Street. Of those
3 views were deemed to show indicative potential view loss that would be
considered as moderate or moderate-minor, 2 views would gain some view or be
left with beneficial improvements to their views.
• Indicative view-loss from an upper floor unit at 230 Arden Street was rated as
minor-negligible.
• The most affected view locations are likely to be mid-slope upper-level dwellings
in the vicinity of Brook Street that have access to parts of Dolphin Point including
128 Brook Street where potential view loss was rated as moderate-severe.

3.2 ANALYSIS OF PHOTOMONTAGES
3.2.1

ANALYSIS OF VIEW SHARING
PRINCIPLES

The most relevant planning principle to private domain view loss is Tenacity
Consulting v Warringah [2004] NSWLEC 140 - Principles of view sharing: the impact on
neighbours (Tenacity).
Tenacity concerns private domain view loss and describes a four Step method and
a preliminary step as to how view loss can be assessed. Tenacity is not case law. It
is described by the Court as a statement of ‘desirable outcomes’ aimed at reaching
a planning decisions regarding view sharing outcomes, and defines a number
of appropriate matters to be considered in making that decision. Therefore, the
importance of the principle is in outlining all relevant matters and the relationships
of factors to be considered throughout the process. It is not simply a process of
describing or listing particular features that may be lost.
Tenacity refers to some features as being more highly valued than others in relation
to that Court matter, the examples given include sections of land-water interface.
This is not to say that views without those features such as water, icons or land-water
interface are not valuable. Step 1 in Tenacity also refers to;
“Whole views are valued more highly than partial views” and the further stages in
Steps 2 and 3 require the consideration of where views to be affected are from inside
the dwelling and in relation to the property boundary as follows; “The expectation to
retain side views and sitting views is often unrealistic”.

• 10 Vicar will lose all of the view that is available via the existing through-site
driveway link, part of this view will be gained by 12 Vicar Street.
• Immediate neighbours located in Vicar Street will be exposed to views of the
new contemporary built form but CGIs confirm that these dwellings do not have
access to scenic or highly valued views over and above existing built form on the
site.
• Therefore the additional height sought as part of the clause 4.6 variation (which
equates approximately to half a residential storey in height greater than the
existing built form) in close views from Vicar Street will predominantly block
areas of open sky.
The proposed built form will introduce a novel feature into the immediate foreground of
the view which changes the spatial arrangement where some existing open areas will be
occupied by a three storey building. The highest part of the building proposed does not
block access to highly valued views as described in Tenacity. Access to the scenic parts of
the view including Coogee Bay Reserve and beach, Dolphin Point Headland and open areas
of sea are not blocked and remain unaffected by the proposed development. We note that
similar views from further east in this residential flat building would be less affected by the
proposed development.

• It appears that the upper floor and north end of the proposed development
will cause view loss in relation to a short section of Dolphin Point and
that view loss is caused by part of the built form which sits above the LEP
height control.

In our opinion the extent of composition to be lost as shown in the CGI if assessed
against Tenacity view sharing planning principles would be rated as negligible.

Prepared by Urbis for Cotton Development Management Pty Ltd
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VIEW 01
12 VICAR STREET
Existing views

How are the views obtained

Determining reasonableness

This is a single storey attached dual occupancy on the western side of Vicar Street,
opposite the south-western corner of the subject site. We observed that the groundlevel is elevated approximately 1.5m above the street level and an internal garage.
The front room of the dwelling faces Vicar Street and includes one central window
that appears to have replaced doors previously used to access a balcony which has
since been removed. The view composition to the east includes 15A Vicar Street in the
foreground and the southern edge of the existing 5 storey boutique hotel. The through
site driveway provides a setback between these two built forms through which a
narrow view corridor is available which includes a section of the sea-sky horizon. The
liquor store at the south eastern corner of the subject site blocks views to the land
water interface of Coogee Bay.

STEP 2 IN TENACITY

STEP 4 IN TENACITY

The modelled view is available across the front street boundary of the dwelling

The extent of visual effects of the proposal meets the threshold test for all steps in
Tenacity. The final step requires us to consider what is causing the impacts. In this
case the minor extent of view loss and net benefit to the view is caused by compliant
parts of the proposed development. The extent of view loss is considered by the
author of this report to be reasonable and includes a net benefit to the quantity and
quality of the views available.

Visual effects of the proposed development as modelled and other
existing views

STEP 3 IN TENACITY

STEP 1 IN TENACITY
The proposal will introduce new built form into the foreground which will replace part
of the narrow view corridor to the east above the through-site link. The most scenic
part of the view which includes a section of open-water and distant sea-sky horizon
would be lost. The demolition of 15A Vicar Street will change and improve foreground
composition creating a wide spatial separation to the rear of 230 Arden Street and
provides for a partial view through the site towards areas of open sea and Coogee Bay
beachfront.
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Number and type of rooms in the dwelling to be affected and rating
of view loss
STEP 3 IN TENACITY
Easterly views are accessible from one living room in the dwelling. No other views to
the north or west will be affected by the proposed development.

Extent of View Loss using Tenacity Ratings of negligible, minor,
moderate, severe and devastating
Living room

MINOR

View sharing outcome summary comments
A new view corridor through to Coogee Bay beachfront is created. Whilst the existing
partial view will be blocked, the demolition of current intervening built form will allow
for a larger part of the view to be revealed compared to the existing situation. Overall
the view sharing outcome is considered to be reasonable and supportable on view
loss grounds.

12 Vicar Street, existing view

12 Vicar Street, proposed view

Prepared by Urbis for Cotton Development Management Pty Ltd
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VIEW 02
4/119 BROOK STREET
Existing views

How are the views obtained

Determining reasonableness

This is a centrally located two bedroom unit at the top floor (2nd storey) of a
residential flat building located on the east and lower side of Brook Street. The
dwelling includes two bedrooms which are oriented to Brook Street and a kitchen
area with views access to the south, and living and balcony areas orientated
towards the north. The terrace is approximately 1.5 metres in width and allows for
seating. Expansive views in a wide arc from the west to east are available from the
balcony and main living/dining area. Such views are characterised by development
of varying heights within the topographical 'bowl' of Coogee Bay for example retail
and commercial development and shop-top housing along Coogee Bay Road. This
oblique north-north-easterly view includes part of the subject site for example the
roof and upper storeys of the boutique hotel, beyond a foreground characterised by
low buildings and vegetation. The dense canopy of a mature Fig tree located in the
rear, east-end garden of 117 Brook Street constrains views to the north-east. The
distant background composition is characterised by parts of Dolphin Point landform,
Dunningham Reserve across its ridgeline and vegetation within it. In this low-tide view
a rock platform and wave action is visible to the north of the boutique hotel roof form.
We note that this view composition is at an oblique angle so that the composition
described would not be available from internal areas of the dwelling.

STEP 2 IN TENACITY

STEP 4 IN TENACITY

The modelled view is available via the side setback of the residential flat building
which has a formal street presentation to Brook Street to the west. However as a
conservative measure, given that this unit occupies the north elevation of the building
and its primary view access is in this direction, Urbis consider that the analysed view
is gained via its 'unofficial front' northern boundary.

Number and type of rooms in the dwelling to be affected and rating
of view loss

The extent of view loss of the proposal meets the threshold test for all steps in
Tenacity. The final step requires us to consider what is causing the impacts. In
this case all of the view loss is caused by non-compliant parts of the proposed
development. The justification for this non-compliance and the merits of the proposed
development are answered by others with the appropriate expertise. Given that the
most scenic and highly valued parts of the view will be lost as a result of a noncomplying development, the extent of view loss is considered by the author of this
report to be unreasonable and would not lead to an equitable view sharing outcome.

STEP 3 IN TENACITY

View sharing outcome summary comments

Visual effects of the proposed development as modelled and other
existing views
STEP 1 IN TENACITY
The proposal will introduce new built form into the mid-ground composition of
the view. The built form proposed is higher and larger in scale and form so that it
occupies more of the composition compared to the existing built form. The proposed
development extends to the north and east to block a long section of sea-sky horizon
and scenic features including parts of the Dolphin Point landform, vegetation present
in Dunningham Reserve and a rock platform north of the headland. The features lost
would be considered as scenic and highly valued in Tenacity terms.
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Views are accessible from the open plan living area and balcony.

Extent of View Loss using Tenacity Ratings of negligible, minor,
moderate, severe and devastating
STEP 3 IN TENACITY
NNE balcony view

SEVERE

Living and dining views to north

MINOR

We observed that the majority of this wide expansive view to the north (north-west to
north-east) that is available from the balcony and living areas would be unaffected
by the proposed development. A section of the oblique north-north-easterly view and
most scenic part of the wider view as modelled would be lost. The short section of
the view lost includes scenic features, part of a whole composition including a section
of land and land-water interface. In this regard the view lost would be considered
in Tenacity as highly valued. The view loss is caused by parts of the proposed
development which exceed the height control. Our conclusion is conservative and
when considering the overall impact of the view loss in the context of the wider
expansive view, others may conclude that the view loss as modelled is reasonable and
acceptable.

Unit 4/119 Brook Street existing view

Unit 4/119 Brook Street balcony view to east

Unit 4/119 Brook Street, proposed view

Unit 4/119 Brook Street balcony view to north

Prepared by Urbis for Cotton Development Management Pty Ltd
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3.2 ADDITIONAL DOCUMENTED VIEWS

As part of our analysis we also inspected views from 5/23-25 Vicar Street and 6/15A Vicar Street. It
was found that these would be unaffected by the proposed development.

5/23-25 VICAR STREET

6/15A VICAR STREET

View from north elevation balcony to the north-east

View from north elevation window to north-east

View from east elevation balcony to the south-east

View from north elevation window to the north-east
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4.0 PREPARATION OF
PHOTOMONTAGES
4.1 VERIFICATION OF ACCURACY - KEY
STEPS
The fundamental requirement to be able to certify photomontages is that there is a
3D architectural model of the proposed development which can be accurately located
within the composition of a photograph.
In order to be able to certify the accuracy of the photomontage, resulting from merging
the 3D model and photographs, it has to be demonstrated that the 3D model of the
proposed building has a good fit to known surveyed markers on the existing building and
other fixed features of the site or locality which are shown on the survey plan.
In addition the model must fit realistically into a photographic representation of the site
in its context. Fender Katsalidas Architects prepared the 3D model of the proposed
development using Sketchup software.
Photographs
Urbis staff captured the photographs using a Canon EOS 6D Mark II camera mounted
on a manually levelled Optex tripod at a standardised height of 1.6m above floor level.
The camera positions were recorded at the time of photography by Higgins Surveyors.
The images are of sufficiently high resolution and taken with a variable lens of low
distortion. The focal length of the lens used is appropriate for the purpose and has
been standardised and stated to assist the photomontage artist. All photomontages
are based on a the standardised 35mm focal length lens (FL) using single frame
images. Single frame photographs are recommended for modelling as they have one
centre of perspective and therefore included limited peripheral distortion at the outer
edges of the image. Single frame photographic images are also recommended as the
perspective in the 3D model of the proposed development that is generated by the
computer, is most closely aligned to the perspective that occurs in a single frame
photograph.
The reasons for using a specific focal length is determined by the vertical and
horizontal scale of the subject of the view as well as the need to minimise apparent
distortion of the images. The subject of the views commonly contains elements of
vastly different horizontal and vertical scale, all of which must ideally be visible in
each photograph. Given that the most instructive views of the proposed development
are from close locations it was not practical to use a 50mm lens due to the horizontal
extent of the proposed works could not fit into a single image.

Independent Survey data
The locations and RLs of the lens of the camera for photographs used to prepare
photomontages were established by independent survey by Higgins Surveyors. Urbis
located the view places and observed the photography and survey of each location
noting that 1.6m in height above ground level was added to represent the typically
adopted standing height. The survey data is included in Appendix 2.
A wire frame image is required to be presented in relation to photomontages used in
the Land and Environment. The RL of surveyed fixed features used for alignment are
shown in the wire frame images in the photomontages and in material provided by the
architectural illustrator Digital Line.
Merging of the 3D model
The 3D architectural model shown in a translucent light grey block-model colour
was merged with each digital photographic image of the existing environment, using
the wire frame outline of surveyed features on the subject site and adjoining sites to
accurately align and position the model in each view.

3. The alignment of the model in relation to surveyed site features, as demonstrated
by the wire frame version of each photomontages provided by Digital Line were
used to cross-check the accuracy.
4. No significant discrepancies were identified between the known camera locations
and those predicted by the computer software. Minor inconsistencies due to the
natural distortion created by the camera lens, were reviewed by Urbis and were
considered to be reasonable in the circumstances.

4.1.1

CERTIRFICATION OF ACCURACY

Urbis have reviewed the photomontages and is satisfied that the above requirements
were met. In this regard Urbis can certify, based on the methods used and taking
all relevant information into account, that the photomontages comply with the
requirements for the preparation of photomontages as set out in the practice direction
for the use of visual aids in the Land and Environment Court of New South Wales.

The purpose of the detailed surveying/modelling, and independently surveyed camera
locations is to enable a 3D virtual version of the site to be created in CAD software. If
this has been done accurately, it is then possible to insert the selected photo into the
background of the 3D view, position the 3D camera in the surveyed position and then
rotate the camera around until the surveyed 3D points match up with the correlating
real world objects visible in the photo. This is a self-checking mechanism – if the
camera position or the survey data is out by even a small distance then good fit
becomes impossible. It is however important to note that it is not possible for a 100%
perfect fi t to occur for the following reasons:
• Variance between measured focal length compared to stated focal length,
• Minor lens distortion which varies from lens to lens and manufacturer to
manufacturer,
• Absence of a suitable range of reference points on site/visible through lens
• Allowing for these limitations, Digital Line demonstrated that the alignment was
achieved to a high degree of accuracy.
The accuracy of the locations of the 3D model of the proposed development with
respect to the photographic images was checked by Urbis as follows;
1. The model was checked for alignment and height with respect to the 3D survey
and adjacent surveyed reference markers which are visible in the images taken by
Digital Line.
2. The location of the camera in relation to the model was established using the
survey model and the survey locations, including map locations and RLs. Focal
lengths and camera bearings in the meta data of the electronic files of the
photographs were reviewed by Urbis.

Prepared by Urbis for Cotton Development Management Pty Ltd
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5.0 CONCLUSION
• The proposed development includes additional built forms on the subject site
that are both taller and of greater scale compared to the existing buildings on the
site.
• The tallest and most visible built form proposed sits parallel to the Vicar Street
boundary of the site and is both greater in length and height compared to the
boutique hotel which currently occupies the majority of this space.
• CGI modelling, fieldwork observations and an analysis of photomontages
which indicate existing potential views and the visual effects of the proposed
development on those views, show that the majority of dwellings located along
the east side of Vicar Street are unlikely to be significantly affected by potential
view loss.
• Views from dwellings at the south end and west side of Vicar Street which are
elevated in relation to the site may experience some view loss in isolated, oblique
views to the north-north-east.
• Views from one and two storey dwellings located along the west side of Vicar
Street opposite the existing boutique hotel will not be affected by view loss
given that new built form replaces existing built form. From these locations the
additional height sought will block views of open sky.
• CGIs' show that changes to the massing of built form on the site provide net view
benefits for some adjoining development including; 12 Vicar Street and 23-25
Vicar Street.
• East-facing dwellings located in mid-slope locations are potentially those most
affected by view loss. Based on one photomontage from unit 4 at 119 Brook
Street and CGI views from more elevated dwellings at 124 and 128 Brook Street,
it was determined that these dwellings have view access to the north-east which
likely include parts of Dolphin Point landform and a short section of land-water
interface (exposed rock platform).
• These features form a short section of a much wider, expansive view. We note
that this section of the view is characterised by a composition that would be
described as scenic and highly valued in Tenacity terms.
• The horizontal extent of the built form proposed will also block a long section
of distant sea-sky horizon from mid-slope locations, albeit that areas of open
undifferentiated water would be considered of less value in Tenacity terms.
• Notwithstanding that final rating of view loss using the Tenacity scale are
subjective, we acknowledge that all view loss caused is due to the upper parts of
the proposed built form proposed which exceed the height control.
• View loss caused by a non-complying development is widely considered to be
less reasonable than view loss caused by complying development.
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APPENDIX 1

Preparation of Photomontages by Digital Line

APPENDIX 2
Survey Data by Higgins Surveyors

APPENDIX 3
Request for Access Letter

18th May 2021

Dear Resident,

LETTER OF REQUEST TO ACCESS YOUR DWELLING
The owners of the Coogee Bay Hotel at 212 Coogee Bay Road are preparing a Development
Application to upgrade and replace some existing buildings on the site.
The owners are required to prepare a ‘view sharing report’ as part of the DA package to be submitted
to Randwick Council for assessment.
Your residence has been identified as having existing views to parts of the Coogee Bay Hotel site.
Urbis have been engaged to prepare this independent, view sharing report for submission to Council
and have substantial experience in undertaking this kind of analysis, based on widely referenced
planning principles and ‘best-practice’ in New South Wales.
As part of our analysis, ‘photomontages’ will be prepared. A photomontage is an objective visual aid
which includes a simple 3D model of the proposed development in a photograph from your dwelling. In
this way a photomontage can assist you and Randwick Council to understand the potential extent of
visual change that may occur in some views towards the site.
It is advantageous for Council assessment to allow Urbis to inspect views from your dwelling and to
prepare a photomontage for analysis.
The technical process followed to prepare photomontages and the full View Sharing Report will be
included in the DA package and available on-line via the Council’s DA tracker.
To ensure accuracy, an independent surveyor will accompany Urbis at your dwelling to record the
camera location.

PERMISSION
Allowing us to enter your dwelling, inspect and document the views available is entirely optional and at
your discretion.
A surveyor, photographer and Urbis staff member will need to be present in your apartment for
approximately 20 minutes to take undertake this work. We will be happy to inspect views from any
room or location within your dwelling as directed by you or your representative.

Request for access – CBH 170521

Figure 1 Subject Site

COVID-19 PROTOCOLS
We understand that you may be reluctant to let people into your home at this time. Urbis staff
will follow all advice and guidelines issued by the Australian Government and World Health
Organisation (WHO).
In line with social distancing measures, our team members must report that they have no symptoms of
Coronavirus, have had no contact with confirmed cases, and are not in a risk group for the virus
before undertaking this work. Each resident will need to confirm the same information before Urbis
staff enter your dwelling.

TO BOOK AN APPOINTMENT
The process takes approximately 20 minutes, depending on the number of view locations in your
premises that you would like photographed and the surveying requirements.
Please only respond if your dwelling has views towards the east or north-east across the
existing hotel building roof tops.
To book an appointment, please phone Urbis ph 82339908 and ask for Bethany Lane or Jane Riley. If
we are unavailable please leave a clear message with your contact details and preferred date and
time (see below). We will endeavour to accommodate your preferences and will contact you prior to
the inspection. Please contact us before Monday 24th May

Request for access – CBH 170521
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Given the easterly aspect of the majority of views photography is best undertaken around mid-day.
We are available for appointments as follows:
Wednesday 26th May 11.30pm - 1.30pm
Thursday 27th May 11.30 – 1.30pm

Kind regards,

Jane Maze-Riley
Associate Director National Design
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