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1.0 INTRODUCTION
This report has been prepared to detail the proposed Masterplan 
for the 214 hectares of land (the Masterplan Area) under the 
ownership and control of Gales-Kingscliff and Gales Holdings 
(Gales) in the TSC LGA. Whilst non-contiguous, the Masterplan 
Area occupies a significant portion of the land within the Kingscliff 
Locality Plan Study Area (TSC 2020).

The analytical process includes a review of the NCRP (DPE 2017), 
the KLP, supporting Council policies and a number of specialist 
studies. This process has informed the Masterplan which provides 
the rationale for the form and character of future development. 
Amendments to planning controls to facilitate development in 
accordance with the Masterplan are proposed at the end of the 
report.

Straddling the junction of Tweed Coast Road (the Tweed Shire’s 
main coastal road) and the Pacific Highway, the Masterplan Area is 
located adjacent to the established urban areas of Kingscliff (east), 
Chinderah (north) and Cudgen (south). The existing road network 
provides access to:

 � Tweed Heads: 10 kilometres to the north (10 minutes by car),
 � Gold Coast Airport (Coolangatta): 12 kilometres to the north 

(12minutes by car), offering regular flights to all major domestic 
(Sydney, Melbourne, Canberra, Adelaide, Perth, Hobart, 
Newcastle, Cairns) and international (Asia, New Zealand, USA 
and Europe) destinations.

 � Gold Coast CBD (Southport): 40 kilometres to the north (40 
minutes by car).

 � Brisbane CBD: 110 kilometres to the north (1 hour and 20 
minutes by car).

 � Byron Bay: 60 kilometres to the south (40 minutes by car).

The Masterplan demonstrates how future development 
can be integrated with the existing built fabric, and sets out 
recommendations for planning provisions over the next 15 years 
(to 2036) within a planning horizon consistent with the North 
Coast Regional Strategy (DPE 2017). The proposed Masterplan is 
generally consistent with the Kingscliff Locality Plan (TSC 2020) for 
the 1,300 hectare Kingscliff Study Area. 

Legend
Kingscliff Locality Plan Study Area

State Border

Masterplan Area

Figure 1: Regional Context - Urban Release Areas
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2.0 STRATEGIC CONTEXT
2.1 NORTH COAST REGIONAL PLAN 2036
The Pacific Highway is the principal road corridor for the New 
South Wales North Coast, linking Sydney and Brisbane via a series 
of regional cities and strategic centres. Tweed, including Kingscliff, 
is identified as a Regional City under the North Coast Regional Plan 
(NCRP) 2036 and a “gateway between the North Coast and South 
East Queensland” (DPE 2017, p. 70). 

There is an opportunity to achieve the vision for the North Coast 
through development within the Masterplan Area in accordance 
with the goals, planning principles and priorities set out in the 
NCRP:

 � Goals:
 � Goal 1: The most stunning environment in NSW.
 � Goal 2: A thriving, interconnected economy.
 � Goal 3: Vibrant and engaged communities.
 � Goal 4: Great housing choice and lifestyle options.

 � Planning Principles:
 � Principle 1: Direct growth to identified urban growth areas.
 � Principle 2: Manage the sensitive coastal strip.
 � Principle 3: Provide great places to live and work in a unique 

environment.
 � Relevant priorities for the Tweed LGA:

 � Foster the growth of knowledge-based education and health-
services industries;

 � Deliver new employment and business park opportunities at 
Kingscliff;

 � Deliver housing in Kingsliff; and
 � Enhance housing diversity by increasing the number of 

homes in Kingscliff.

Legend
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Figure 2: Excerpt Tweed Regional City Structure Plan (DPE 2017, Fig. 5, p. 30) with Masterplan Area and KLP Study Area Superimposed

North Coast Region Plan (DPE 2017, Fig. 18, p. 71)
Investigation Area - Urban Land
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Kingscliff Locality Plan (TSC 2020)
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Figure 3: KLP Developable Area (TSC 2020, Fig. 2.15, p. 63) with Masterplan Area Superimposed

2.2 KINGSCLIFF LOCALITY PLAN

2.2.1 Greenfield Developable Footprint Areas
To provide a framework for the rapid growth of the Kingscliff 
Locality, the Tweed Shire Council prepared the Kingscliff Locality 
Plan (KLP). The KLP sets out a 30-year vision and planning 
framework to guide the future growth and expansion of 
Kingscliff. Key objectives include preserving the local character 
and natural environment, facilitating business and employment 
opportunities, encouraging housing supply and diversity and 
recommending measures to improve public domain to create a 
more contemporary place to live, work and play. These objectives 
are supported by the Kingscliff Development Control Plan (KDCP).

The KLP provides a comprehensive analysis of Kingscliff’s 
environmental context, demographic and community context, 
urban structure, economic and retail context, traffic access and 
movement and service infrastructure. Key analytical elements are 
considered in the following sections.

The issues and opportunities arising from the analysis guide the 
Precinct Plans for each of the 11 precincts within the KLP Study 
Area. The precincts relating to the Masterplan Area are introduced 
overleaf.

Legend

Masterplan Area

Kingscliff Locality Plan Study Area
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2.2.2 Precincts
Of the 11 precincts featured in the KLP, the following 6 are relevant 
to the Masterplan Area:

 � The Turnock Street Precinct, comprising the remaining unfilled, 
low lying vacant lands west of the Kingscliff Town Centre and 
Beachfront;

 � The North Kingscliff Precinct, comprising a mix of developed and 
undeveloped lands between the Beachfront and Pacific Highway;

 � The Business and Knowledge Precinct, comprising the existing 
Chinderah Industrial Estate, undeveloped industrial lands 
on either side of Tweed Coast Road, the decommissioned 
wastewater treatment plant and the vacant lands in between;

 � The West Kingscliff Precinct, comprising established low density 
residential areas, the Noble Park Manufactured Housing Estate 
and vacant lands along the southern part;

 � The Cudgen Precinct, comprising an established village with 
urban expansion underway along its western and northern part; 
and

 � The Green Edges Precinct, comprising non-urban lands along 
the outer edges of Kingscliff’s existing and future urban areas.

A detailed description of the vision for each of the above precincts 
and how the Masterplan proposal relates to that vision is provided 
in Section 5 of this report.

West Kingscliff Precinct

Green Edges Precinct

Business & Knowledge Precinct

Cudgen Village Precinct

North Kingscliff Precinct

Turnock Street Precinct

Kingscliff Locality Plan (TSC 2020)

Scale: 1:25,000 @A3
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Kingscliff Town Centre Precinct

Salt Precinct

Beachfront Precinct

Kingscliff Hill Precinct

Seaside Precinct

Figure 4: KLP Precincts (TSC 2020, Fig. 4.4, p. 117) with Masterplan Area Superimposed

Legend

Masterplan Area

Kingscliff Locality Plan Study Area
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2.2.3 Building Heights
The KLP proposes to either retain or reduce the maximum 
permitted building heights within the Kingscliff Study Area or apply 
maximum building heights where none currently exist:

 � Existing 9 metre building heights in low density residential areas 
retained.

 � Existing 13.6 metre building heights retained in parts of the 
Turnock Street Precinct and Salt Precinct.

 � Maximum 13.6 metre and 12.2 metre building heights applied in 
parts the Business and Knowledge Precinct where no maximum 
building heights currently exist.

 � Reduced from 13.6 and 13 metres to 12.2 metres in the Beach 
Front Precinct and in parts of the Turnock Street Precinct.

 � Reduced from 13.6 metres to 11 metres in parts of the Kingscliff 
Town Centre and in the Salt Precinct.

Figure 5: KLP Proposed TLEP 2014 Building Height Amendments (TSC 2020, Fig. 4.6, p. 137) with Masterplan Area Superimposed

Kingscliff Locality Plan (TSC 2020)

Legend

13.6m (retained in all R1, Business Zones and 
Special Purposes Zones in Salt)
12.2m - reduced from 13.6m and 13m (applied to 
applicable R3 zones)
11m - reduced from 13.6m (to be applied to 
Marine Parade within Town Centre)

Scale: 1:25,000 @A3
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9m (retained to Low Density Zones and R3 Zone 
within Kingscliff Hill and western side of Kingscliff 
Street)

New Greenfield Area

Masterplan Area

Kingscliff Locality Plan Study Area
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3.0 SITE ANALYSIS

Legend
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3.1 LAND USE
The Masterplan Area comprises predominantly vacant land, much 
of it grazed, adjoining the existing urban areas of Kingscliff (east), 
Tweed Valley Hospital and Cudgen (south) and Chinderah (north). 
Portions of the Masterplan Area west of Crescent Street are subject 
to approved sand mining operations (maximum extent shown).

Urban Renewal Areas identified under the North Coast Regional 
Plan (refer to Section 2.1) are shown with an orange hatch/pattern. 
Greenfield Development Areas identified under the KLP (refer to 
Section 2.2.1) are shown in yellow.

There is an opportunity to:

 � Expand the established urban footprint into the Masterplan 
Area to create a contiguous urban footprint between Kingscliff, 
Chinderah, Cudgen and Tweed Coast Road, while enhancing 
environmental values as well as vehicular, public transport and 
active transport links; and

 � Structure and stage sand mining operations to provide eco-
tourist facilities on the eastern side of the lake formed by sand 
extraction and a recreation precinct on the northern side.

Developable 
Area (KLP 2020)

Investigation Area - Urban Land (NCRP 2017)

Figure 6: Existing Land Use

Urban Renewal 
(NCRP 2017)
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3.2 TOPOGRAPHY
The Masterplan Area is generally a flat, low lying area, with eleva-
tions generally not exceeding 10 metres. To the south, there is a 
ridgeline between Cudgen and Kingscliff Hill. The Tweed Valley 
Hospital has been approved for construction along the ridgeline 
and will define the Masterplan Area to the south. The established 
areas of Kingscliff have been constructed on elevated dunes to 
the east, the high land to the south, and on filled and raised land 
adjacent to the Masterplan Area, where existing development is 
located. 

Approved Extent of Sand Mining

Figure 7: Existing Topography
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3.3 SOIL AND GROUND CONDITIONS

3.3.1 SOIL LANDSCAPES
A number of soil landscapes occur within the Masterplan Area, 
including (Morand 1996):

 � Kingscliff (eastern side of Tweed Coast Road):
 � Foundation hazard: High water tables and/or waterlogged 

areas can lead to moderate foundation hazard.
 � Urban capability: Moderate limitations for development. Soil 

materials have low septic absorption potential.
 � Sustainable land use suggestions: Maintain vegetation to 

mitigate wind erosion hazard. Appropriate waste disposal 
systems to be utilised in urban areas.

 � Tweed Coast Variant B (western side of Tweed Coast Road):
 � Foundation hazard: High foundation hazard due to flood 

hazard and the presence of highly plastic and / or organic 
soils of low wet bearing strength with high water tables and 
acid sulfate potential. Subsoil materials can shrink as much as 
40% on drainage. Water tables generally occur at 50-100cm.

 � Urban capability: High limitations for urban development.
 � Sustainable land use suggestions: Avoidance or neutralisation 

(lime or dolomite) of acid sulfate soils recommended.
 � Pottsville (southern portions of the Masterplan Area):

 � Foundation hazard: High foundation hazard due to high 
water tables and waterlogged soils.

 � Urban capability: High to severe limitations for development.
 � Sustainable land use suggestions: Maintain vegetation and 

avoid disturbance.
 � Disturbed terrain (Lots 1 DP 1075645 and 2 DP 1111554): 

Limitations dependent upon the nature of the disturbance.

Development within the Pottsville landscape should be avoided. 
Further investigations within the remaining landscapes are to be 
conducted at DA stage to determine development requirements.

Legend

Kingscliff

Cudgen

Disturbed 
Terrain

Masterplan Area

Tweed Variant B9541ki

9541cu

9541twb

9541xx

0       100      200      300                      1000m
Scale: 1:10,000 @A3

Soil Landscapes of the Murwillumbah-Tweed 
Heads (Morand 1996)

Pottsville9541po

Figure 8: Existing Soil Landscapes (Morand 1996)
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3.3.2 ACID SULFATE SOILS
The Masterplan Area is mapped under TLEP 2014 as having a mix 
of Class 2 and Class 3 Acid Sulfate Soils. Portions of the Masterplan 
Area mapped as Class 5 are negligible.

Works within the Class 2 area which are below the natural ground 
surface and / or works which are likely to cause the water table to 
be lowered require an acid sulfate soils management plan.

Works within the Class 3 area, which are more than one metre 
below the natural ground surface and / or by which the water table 
is likely to be lowered more than one metre below the natural 
ground surface require an acid sulfate soils management plan.

Further investigations are to be conducted at DA stage should 
works be proposed below the natural ground surface or by which 
the water table is to be lowered.

Legend

Class 2

Class 5

Class 3

Masterplan Area

0       100      200      300                      1000m
Scale: 1:10,000 @A3

Acid Sulfate Soil Classes (Tweed LEP 2014)

Figure 9: Tweed LEP 2014 Acid Sulfate Soils Mapping (TSC 2014)
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3.4 FLOODING
Due to the low lying landscape Kingscliff is susceptible to 
flood events associated with the Tweed River. Almost all of the 
Masterplan Area is inundated in the 1 in 100 year event (1% AEP). 
All of the Masterplan Area is impacted by the probable maximum 
flood (PMF).

The established areas of Kingscliff such as the foreshore, Kingscliff 
Hill and Cudgen are constructed at greater elevations, above the 
1% AEP. West Kingscliff has been filled above the 1% AEP to enable 
greenfield development in more recent times.

There is an opportunity to fill greenfield development areas to the 
required levels to allow for the integration of the existing non-
contiguous urban fabric.

Legend

Additional areas inundated by PMF

Masterplan Area

Area subject to 1:100 year flooding (3.0 to 3.5m)

0       100      200      300                      1000m
Scale: 1:10,000 @A3

TSC Flood Mapping

Figure 10: TSC Flood Mapping with Masterplan Area Superimposed
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3.5 RIPARIAN AND WATERWAYS  
Under existing conditions, most of the area east of Tweed Coast 
Road drains to the Chinderah Drain (second order stream). The 
drain runs north under the Pacific Highway, discharging into the 
Tweed River. A number of first order drains flow into the Chinderah 
Drain.

In accordance with the ‘Guidelines for Controlled Activities on 
Waterfront Land’ (NSW Department of Industry 2018), 10 metre 
and 20 metre vegetated riparian zones (VRZ) (measured from the 
top of bank either side of the watercourse) are to be provided for 
first and second order streams respectively.

There is an opportunity to implement riparian buffers along 
watercourses within the site in accordance with the Guidelines or 
vary the alignments of the watercourses and the extents of the 
riparian buffers in accordance with the Department of Industry 
Guidelines to achieve optimal development and stormwater 
management outcomes.

A review of riparian corridors has been conducted by Venant 
Solutions. This included a site inspection of the mapped channels, 
determining that first order streams in the North Kingscliff Precinct 
have minimal value and should more broadly be considered 
agricultural drains, and that an opportunity exists to combine the 
northern drain with the nearby drain running parallel in the Ozone 
Street road reserve which is also a mapped channel, reducing the 
maintenance burden on the local government and reinstating an 
ecologically functional drainage system.  

Riparian Buffer1st Order Stream

0       100      200      300                      1000m
Scale: 1:10,000 @A3

2nd Order Stream

Figure 11: Existing Drainage Lines (GHD 2019, Fig. 3-2, p. 37)
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3.6 ECOLOGY

3.6.1 Flora
The Ecological Constraints Assessment (Ecoplanning 2020) 
identified the following five plant community types present within 
the Masterplan Area:

 � Exotic vegetation;
 � Paperbark swamp forest of coastal lowlands of the NSW North 

Coast and Sydney Basin Bioregion (PCT 1064);
 � Swamp Mahogany swamp forest on coastal lowlands of the 

NSW North Coast Bioregion and Northern Sydney Bioregion 
(PCT 1230);

 � White Booyong - Fig subtropical rainforest of the NSW North 
Coast Bioregion (PCT 1302); and

 � Common Reed on the margins of estuaries and brackish lagoons 
along the New South Wales coastline (PCT 1808).

A Biodiversity Certification Assessment Report (BCAR) is being 
prepared to seek Biodiversity Certification for the development 
footprint.

Three areas of ecological significance are protected by covenant 
-  two in the Turnock Street Precinct and one in the West Kingscliff 
Precinct.

Subject to the offset provisions of the BCAR and approval by the 
relevant agencies, there is an opportunity to provide a consolidated 
development footprint with perimeter roads forming the boundary 
to retained vegetation. Ecologically significant vegetation will be 
retained in the south and the north of the Masterplan Area, linked 
by vegetation associated with the existing drain.

Ecological Constraints Assessment (Ecoplanning 
2020)

Opportunity to enhance ecological links (KLP 2020)

0       100      200      300                      1000m
Scale: 1:10,000 @A3
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Figure 12: Existing Flora (Ecoplanning 2020)
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3.6.2 Coastal Wetland 
Under State Environmental Planning Policy (Coastal Management) 
2018, the following provisions are relevant to the Masterplan Area 
at the DA stage regarding areas mapped as Coastal Wetlands, 
Proximity Areas for Coastal Wetlands and Coastal Use Areas:

 � Development other than environmental protection works within 
Coastal Wetlands is designated development.

 � Development applications relating to land within the Proximity 
Area for Coastal Wetlands must demonstrate that the 
development will not significantly impact on the biophysical, 
hydrological or ecological integrity of the adjacent coastal 
wetlands or the quantity and quality of surface and ground 
water flows to and from the adjacent coastal wetland.

 � Development applications relating to land within the Coastal Use 
Area must demonstrate that the development:
 � Is designed, sited and will be managed to avoid, minimise or 

mitigate its impact on:
 � Existing, safe access to and along the foreshore, beach, 

headland or rock platform for members of the public, 
including persons with a disability;

 � Overshadowing, wind funnelling and the loss of views from 
public places to foreshores;

 � The visual amenity and scenic qualities of the coast, 
including coastal headlands;

 � Aboriginal cultural heritage, practices and places; and
 � Cultural and built environment heritage.

 � Has taken into account the surrounding coastal and built 
environment, and the bulk, scale and size of the proposed 
development.

0       100      200      300                      1000m
Scale: 1:10,000 @A3
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Coastal Environment Area
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SEPP (Coastal Management) 2018

Figure 13: Coastal Wetlands Mapping (DPIE 2018)
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3.6.3 Koala Habitat 
State Environmental Planning Policy (Koala Habitat Protection) 
2019, scheduled to commence on 1 March 2020, aims to 
encourage the conservation and management of koala habitat. This 
is to be achieved by:

 � Requiring development applications to be consistent with any 
applicable and approved koala plan of management;

 � Requiring that development applications within the Koala 
Development Application Map and where that land is greater 
than one hectare (including adjoining land in the same 
ownership) and does not have an approved koala plan of 
management, to include documentation that addresses the 
following: 
 � The land does not include any trees belonging to the feed 

tree species listed in Schedule 2 of the SEPP for the relevant 
koala management area; or

 � That the land is not Core Koala Habitat; and
 � Encouraging certain councils (including TSC) to prepare 

koala plans of management for land identified under the Site 
Investigation Area for Koala Plans of Management Map and land 
that is Core Koala Habitat.

A Comprehensive Koala Plan of Management (CKPoM) has been 
prepared for the Tweed Coast by the TSC however as the plan 
has not been endorsed by the Planning Secretary as required by 
the SEPP, both the CKPoM and the Koala Habitat Protection SEPP 
apply.

The Ecological Constraints Assessment (Ecoplanning 2020) 
concludes that whilst the habitat in the study area fits the 
definition of core Koala habitat under the SEPP (Koala Habitat 
Protection) 2019, targeted koala detection dog survey undertaken 
in November 2020 did not find any evidence of Koala in the study 
area. However, as the habitat in the study area still meets the 
definition of core Koala habitat under the SEPP (Koala Habitat 
Protection) 2019 any future DA will require the preparation of a 
Koala Assessment Report.

0       100      200      300                      1000m
Scale: 1:10,000 @A3
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Ecological Constraints Assessment (Ecoplanning 
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Figure 14: Core koala habitat under the Koala Habitat Protection SEPP (Ecoplanning 2020)
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3.6.4 Fauna
The fauna investigations conducted as part of the Ecological 
Constraints Assessment (Ecoplanning 2020) have found:

 � Six fauna species and one invertebrate species listed as 
threatened under the BC Act: Miniopterus australis (Little 
Bentwing bat), Myotis Macropus (Southern Myotis), Planigale 
maculata (Common Planigale), Burhinus grallarius (Bush Stone-
curlew), Pteropus poliocephalus (Grey-headed Flying-fox), Crinia 
tinnula (wallum froglet) and Thersites mitchellae (Mitchells 
Rainforest Snail); and

 � One Grey-headed Flying-fox camp was identified in the southern 
area of the Turnock Street Precinct.  This camp is noted on the 
National Flying Fox monitoring viewer and at the time of survey 
(2 September 2020), had approximately 100-200 individuals 
present.  This camp site is proposed to be retained under the 
Biodiversity Stewardship Agreement proposed for the broader 
Masterplan Area.  

 � Little Bentwing-bat habitat were recorded within the 
Development Footprint as foraging only, and are consequently 
considered as an ecosystem credit in accordance with the 
Biodiversity Assessment Method (OEH 2017).  

Five species are considered ‘species credit’ species, these are: 
Wallum Froglet (assumed present), Bush Stone-curlew (recorded), 
Southern Myotis (recorded), Mitchells Rainforest Snail (recorded) 
and Common Planigale (recorded).
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3.7 BUSHFIRE

3.7.1 Bushfire Prone Land Mapping
The Masterplan Report is supported by a Bushfire Hazard 
Assessment prepared by GHD (2020). The Bushfire Hazard 
Assessment relies on Rural Fire Service (RFS) Bushfire Prone Land 
Mapping which indicates that significant portions of the Masterplan 
Area are impacted by:

 � Category 1 vegetation: considered highest risk and refers to 
forest, woodlands, heaths (tall and short), forested wetlands and 
timber plantations; attracts a 100 metre buffer. 

 � Category 2 vegetation: grasslands, freshwater wetlands, semi-
arid woodlands, arid shrublands and rainforests; attracts a 30 
metre buffer.

 � Buffer areas: comprising the 100 metre and 30 metre buffer 
areas described above.

There is an opportunity to locate and implement APZs which 
reflect the type and quality of vegetation and slope of the land in 
accordance with PBP 2006/2019.

Clearing of vegetation in the development footprint area will result 
in changes to the bushfire prone land mapping.
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Figure 16: Bushfire Prone Land Mapping (GHD 2019, Fig. 4-1, p. 7)
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3.8 ABORIGINAL CULTURAL HERITAGE
An Aboriginal Cultural Heritage Assessment (ACHA) has been 
prepared by Everick Consulting (2020) to review Aboriginal heritage 
areas within and proximate to the Masterplan Area as identified 
under the TSC Aboriginal Cultural Heritage Management Plan 
(2018). Aboriginal heritage is unlikely to constrain the development 
potential due to all identified areas being either incorrectly placed 
(Area 1), or located within conservation areas (Area 2) or located 
outside of the site (Area 3). 

No. ACHA Finding:
1 The coordinates for AHIMS site 04-1-21 in Lot 4 DP 

1106447 are in error by 1.6 kilometres. The midden site 
is located east of Chinderah Bay Drive in the vicinity of 
Walsh Street within the Chinderah village, outside of the 
Masterplan Area.

2 The details of the location of the mapped Aboriginal Place 
of Heritage Significance in Lot 26C DP 10715 adjoining 
the northern slope of the new Tweed Hospital site are 
restricted and not listed on the AHIMS database.

The area is located among dense vegetation in the 
southern portion of the West Kingscliff Precinct which is to 
be conserved.

3 The built-up area on Marine Parade has been constructed 
over a portion of hind dune which has the potential to 
contain Aboriginal shell midden and possibly Aboriginal 
burials. This area is located outside of the Masterplan Area.

Items of Aboriginal heritage significance generally occur within 
undisturbed areas such as dense vegetation or adjoining creeks. 
Opportunities for the protection of both of these systems are 
identified in Sections 3.5 and 3.6.1. If any items of Aboriginal 
heritage significance are identified during development, they are 
to be dealt with in accordance with the unexpected finds protocol 
which is to be prepared as part of the development application 
process.

Aboriginal Place of Heritage Significance
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Figure 17: Aboriginal Heritage Mapping (TSC 2018, Map Sheets 22 & 23)
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3.9 LISTED HERITAGE ITEMS
Proximate heritage items include the Cemetery (Item No. 13) south 
of the Tweed Coast Road/Pacific Highway roundabout, the War 
Memorial Cenotaph and Public School Rolls (Item No. 23) at 11 
Collier Street and the Amenities Hall located at 81 Marine Parade 
(Item No. 31). The archaeological heritage item, Cudgen Sugar Mill 
Remains (Item No. A2), is located within the Masterplan Area.

Everick Heritage conducted an inspection of the Cudgen Sugar 
Mill Remains site in March 2019, observing relics consistent with 
the Cudgen Sugar Mill (formed concrete tank, numerous bricks 
and general metal waste materials) across a 1,000 square metre 
area shown with an orange star on left. With the exception of the 
concrete storage tank, the archaeological relics do not appear 
to be in-situ or to have the potential to contribute to a better 
understanding of the technology or engineering innovations of the 
Sugar Mill. 

Location of Sugar Mill Remains (HIS 2019)
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Figure 18: Tweed LEP 2014 Heritage Mapping (TSC 2014)
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3.10 ACCESS AND MOVEMENT
A Masterplan Development Traffic Impact Assessment (Bitzios 
2020) has been prepared to assess the role and function of the pre 
and post development transport networks within and surrounding 
the Masterplan Area. A summary of the findings is provided below.

3.10.1 Road Network
The major vehicular links surrounding and passing through the 
Masterplan Area include:

 � Pacific Highway: connecting Sydney and Brisbane, comprises 
four lanes west and six lanes east of Tweed Coast Road.

 � Tweed Coast Road: two-lane (future four-lane) arterial road 
connecting the southern coastal towns to the Pacific Highway.

 � Cudgen Road: two-lane rural collector / distributor road 
connecting Tweed Valley West and Cudgen to Kingscliff.

 � Turnock Street: two-lane rural arterial road connecting Kingscliff 
and Cudgen Road.

There is an opportunity to improve the vehicular network through 
the provision of the following major new connecting roads:

 � Adoption of the Turnock Street Extension Preferred Option 
(shown Route A), providing a direct connection from Tweed 
Coast Road to the Kingscliff Town Centre;

 � Provision of a north-south link between Elrond Drive and Ozone 
Street (at the Sand Street intersection) in accordance with the 
KLP; and

 � Provision of an east-west connection through the Business and 
Knowledge Precinct from Tweed Coast Road to Elrond Drive and 
indirectly to the coastal roads. A direct connection would place 
excess load on existing intersections with limited capacity.
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Figure 19: Existing Traffic (Bitzios 2020, p. 10) with KLP (TSC 2020, Fig. 6.1, p. 159) and TCR (Bitzios 2017, Fig. E2, p. xiv) Desired Links Superimposed
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3.10.2 Public Transport
Buses provide the primary form of public transport within Kingscliff. 
They are limited to Routes 601, 603 and 609 which operate as 
shown in the table below. The services primarily link Kingscliff with 
the Tweed CBD, except for Route 609 which links Kingscliff and 
Murwillumbah.

Route Description Operating 
Hours

Peak Off-
Peak

601 Kingscliff to 
Tweed Heads

4:45AM - 
11PM

30 
minutes

30 
minutes

603 Pottsville to 
Tweed City

5AM - 9PM Hourly Hourly

609 Murwillumbah 
to Kingscliff 

TAFE

8AM - 5:30PM 5 services daily

There is an opportunity to:

 � Accommodate increases in local population and employment 
within the Masterplan Area to facilitate an increased patronage 
of existing bus services, as well as induce demand for additional 
services and routes; and

 � Construct new roads within the Masterplan Area (refer Section 
3.10.1) to accommodate additional routes in the future.

Route 601

Route 603

Route 609
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TIA (Bitzios 2020) - Bus Routes

Figure 20: Existing Public Transport Routes (Bitzios 2020, p. 16)
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3.10.3 Walking and Cycling
Existing north-south off-road cycleways / shared paths are located 
adjacent to Marine Parade and Chinderah Bay Drive, connected by 
a cycleway on Wommin Bay Road. An off-road cycleway also runs 
along Turnock Street and Cudgen Road connecting the Kingscliff 
Town Centre to Cudgen. Pedestrian paths are present in the area 
surrounding the Masterplan Area, including paths on Kingscliff 
Street, Elrond Drive and McPhail Avenue.

There is an opportunity to leverage off Kingscliff’s generally flat 
topography to increase the walking and cycling mode share by:

 � Accommodating additional local population and employment 
within the Masterplan Area to increase use of the existing active 
transport links;

 � Inducing demand for additional active transport links 
throughout Kingscliff; and

 � Providing extensive new, useful and safe active transport links 
within the Masterplan Area.

PathwayCycleway (off-
road)
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TIA (Bitzios 2020) - Walking & Cycling

Figure 21: Existing Active Transport Routes (Bitzios 2020, p. 17)
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3.11 LANDSCAPE CHARACTER
Under the Draft Scenic Landscape Strategy (TSC 2019), much of 
the Masterplan Area is either already identified as Urban (Turnock 
Street Precinct, northern portion of West Kingscliff Precinct and 
Green Edges Precinct) or Future Urban Land Release (North 
Kingscliff and Business and Knowledge Precincts). Those portions 
of the Masterplan Area not identified as Urban or Future Urban 
Land Release under the Draft Scenic Landscape Strategy (Cudgen 
Precinct and southern and western portion of West Kingscliff 
Precinct) are discussed below.

The characterisation of the portion of the Masterplan Area within 
the Sugar Cane Landscape (Cudgen Precinct) is inaccurate, given 
the approved sand extraction operation currently underway. The 
same can be said for the Tweed Valley Hospital site, identified 
as Coastal Agriculture Landscape despite construction having 
commenced in late 2018.

It is also noted that a minor portion of land identified as Coastal 
Forest / Sugar Cane Landscape Character in the north-western 
corner of the West Kingscliff Precinct is identified as Developable 
Area under the KLP (TSC 2020).

There is an opportunity to generally retain the area identified as 
Coastal Forest Landscape Character.

0       100      200      300                      1000m
Scale: 1:10,000 @A3
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Figure 22: Draft Landscape Character Mapping (TSC 2019)
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3.12 VIEWS AND VISTAS
There are a number of static and linear viewing locations within the 
vicinity of the Masterplan Area under the Draft Scenic Landscape 
Strategy (TSC 2019):

 � Cudgen Creek (Static): The static vantage point is approximately 
900 metres east of the Masterplan Area. The site is not identified 
in the viewshed mapping.

 � Chinderah Pub and Foreshore / Chinderah Jetty (Static): The 
static vantage points are approximately 900 metres north of 
the Masterplan Area. The site is not identified in the viewshed 
mapping.

 � Pacific Highway (Linear): The Masterplan Area has limited 
visibility from the Pacific Highway due to the orientation of the 
road at a tangent to the site and existing development and 
vegetation between the site and the road.

 � Tweed Coast Road (Linear): Subject to upgrade due to future 
urban development including the Tweed Valley Hospital. 
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Figure 23: Draft Static and Linear Viewing Locations within Masterplan Area Local Foreground, Foreground and Mid-Ground per the Draft Scenic Landscape Strategy (TSC 2019)
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3.13 UTILITIES AND INFRASTRUCTURE
Investigations into the availability of potable water and wastewater 
(Mortons Urban Solutions), and electricity, communications and gas 
(Peter Eustace Consulting Engineers) are summarised as follows:

Water 
There is a water reticulation system currently available in the vicinity 
of each Precinct. All proposed urban development zones within 
the Masterplan Area have water supply at or near the boundaries, 
with the exception of Cudgen and the western part of the West 
Kingscliff Precinct. There is adequate capacity in the potable water 
network to accommodate the proposed development, subject to 
extension of existing mains.

Wastewater 
The current sewerage reticulation system consists of a network 
which ultimately flows to the Kingscliff Wastewater Treatment Plant. 
Council indicated there was sufficient capacity within the plant for 
the flows estimated by Council until 2038. If development within 
the catchment occurs faster than anticipated, capacity upgrades 
can be implemented within the treatment plant footprint.

Electricity  
Essential Energy has confirmed the existing network can be 
upgraded at the developer’s cost to service the Masterplan Area. 
Further investigation and discussion will be required as each 
Precinct progresses to DA stage.

Communications
NBNCo advised there is an existing exchange in Kingscliff with 
capacity to service the Masterplan Area. 4G mobile coverage is 
available over the entire Masterplan Area under both the Telstra 
and Optus networks.

Gas
Existing natural gas infrastructure terminates approximately four 
kilometres to the north near Terranora / Banora Point. An economic 
assessment would be required to determine if natural gas 
infrastructure could be extended to supply the Masterplan Area.
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3.14 ISSUES AND OPPORTUNITIES
Issues and opportunities arising from the site analysis are described 
below. The issues and opportunities have informed the Concept 
Masterplan, developed in Section 4 of this report.

Issue/Opportunity:
1. Improve safety and efficiency through a better-designed 

intersection between Crescent Street, Tweed Coast Road, the 
approved Altona Road alignment and the preferred option 
for the Turnock Street extension.

2. Provide two new east-west connections between Tweed 
Coast Road and the established areas of Kingscliff through 
the Business and Knowledge and West Kingscliff Precincts.

3. Remove patches of isolated vegetation to enable a 
contiguous urban fabric and a better defined edge between 
urban and conservation, focusing resources on management 
and protection of the retained vegetation.

4. Utilise unencumbered land for eco-tourism and recreation.
5. Structure sand mining operations to enable the use of the 

lake for the purposes of water-based recreation and land to 
the north of the lake for sportsfields.

6. Provide heritage interpretation of the Sugar Mill Remains.
7. Provide local open space for the benefit of current and 

future residents of and visitors to the area and staff, patients 
and visitors of the hospital within low value vegetation areas.

8. Expand the Kingscliff Town Centre along Turnock Street.
9. Improve connectivity to the future Tweed Valley Hospital.
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4.0 CONCEPT MASTERPLAN

4.1 URBAN STRUCTURE  
The proposed urban structure is driven by improvements to 
permeability, including the extension of Turnock Street to Tweed 
Coast Road, Elrond Drive to Ozone/Sand Street and from there to 
Tweed Coast Road, all of which are consistent with the KLP. The 
intersection of Tweed Coast and Altona Road, Crescent Street and 
the extension of Turnock Street is resolved through the realignment 
of Crescent Street and a roundabout at the intersection of Altona 
Road and the Tweed Coast Road extension.

Retail, commercial and residential uses will unfold around the 
existing stretch of Turnock Street, reflecting proximity to the town 
centre. Other proposed residential areas will either fill gaps (North 
Kingscliff) or extend the existing urban fabric (West Kingscliff), or 
support future centres by providing residential accommodation 
close to employment opportunities (Business and Knowledge). 
The co-location of major employment and residential uses with 
open space and community and education facilities in the Business 
and Knowledge Precinct will facilitate the development of a self-
sustaining community with reduced reliance on private vehicles.

Tourism is proposed adjoining the Chinderah Golf Course in 
the Green Edges Precinct and adjoining the lake in the Cudgen 
Precinct. The tourism component will improve visitors’ accessibility 
to the many existing amenities within the locality, as well as the 
abundant open space and conservation areas proposed under the 
Masterplan.

Significant parklands are proposed including Sugar Mill Park in 
the south, Quigan Park adjoining the Turnock Street town centre 
expansion and Innovation Park in the Business and Knowledge 
Precinct, providing a retreat from the urban environment as well as 
an alternative to the beach and coastal strip. 41.5 hectares of land is 
proposed as conservation to protect high value ecological lands in 
perpetuity.
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Figure 26: Proposed Urban Structure
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4.2 BUILT FORM
The proposed heights:

 � Enable the transition of Turnock Street to an impressive 
boulevard which provides an entrance statement and gateway 
to the retail and commercial heart of the sub-regional, coastal 
city of Kingscliff; and

 � In the case of the Business and Knowledge Precinct, enable 
significant buildings that:
 � On approach to the precinct from both north and south, can 

be seen above the tree canopy, identifying the area as the 
gateway to the Tweed Coast and as the business, knowledge 
and innovation hub of the region;

 � Offer a high level of amenity derived from views to the ocean, 
scenic farmland and the border ranges and Mount Warning, 
colocation of homes, services and parklands that encourage 
walking and cycling as an alternative to reliance on private 
vehicles and a less congested environment than that which is 
evident around existing commercial offerings in SEQ;

 � Define the precinct as a regional employment hub, allowing 
maximum regional employment opportunities for existing 
and future Tweed residents including those in Kingscliff, Kings 
Forest (4,500 dwellings) and Cobaki Lakes (5,500 dwellings); 
and

 � Due to the precinct’s separation from existing residential 
areas, will have minimal to nil adverse impact on existing 
surrounding residents.

 � In the proposed mixed use areas in the Turnock Street and 
Business and Knowledge Precincts, make the development of 
shop top housing (comprising basement parking, ground floor 
retail, first floor commercial and upper level residential) feasible; 
and

 � Across all precincts:
 � Allow greater population densities:

 � Contributing to the vibrancy, vitality and safety (more eyes 
on the street) of future development areas and, in the 
case of the Turnock Street Precinct, the adjoining Kingscliff 
Town Centre where increased population densities will 
support existing businesses and stimulate demand for new 
businesses;

 � Closer to existing retail, services, health and education and 
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Figure 27: Proposed Built Form
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amenities;
 � Eliminating the need for urban sprawl and its ramifications 

(loss and disruption of natural ecosystems and/or 
agricultural land and increased reliance on private vehicles 
due to distances to services and opportunities) to achieve 
Kingscliff’s dwelling targets;

 � Reflecting the limited developable land in Kingscliff as a 
consequence of flooding and ecological constraints; and

 � Maximising the efficiency of infrastructure (more people 
using roads, footpaths, carparks, parks, sewer, water and 
telecommunications over a shorter distance, avoiding 
high installation and maintenance costs associated with 
providing infrastructure over great distances) whilst 
enabling the provision of higher quality infrastructure (e.g. 
small collection of a variety of high quality parks to service 
more people in a tight-knit, compact community, rather 
than more, lower quality parks to service the population 
spread across a larger area); and

 � Enable a diverse built form outcome including single and two 
storey dwellings houses, dual occupancies and three to five 
storey residential flat buildings and shop top housing with 
upper level setbacks to mitigate visual impacts.; and

 � Enable development to a maximum height of three storeys 
in future tourist zones west of Tweed Coast Road and at the 
southern end of the West Kingscliff Precinct which will enable 
the development of tourist precincts with low-rise eco-tourist 
and recreational facilities which will draw tourists to Kingscliff’s 
scenic inland areas.

Additional heights could be achieved in appropriate locations 
in the Turnock and Business and Knowledge Precincts where 
development achieves design excellence in terms of architectural 
design, materials and finishes, typology, external appearance, 
impacts, relationship to its context and achievement of 
sustainability outcomes.

4.2.1 Residential Typologies
Envisaged residential typologies include:  

 � One-two storey dwelling houses, dual occupancies and 
attached dwellings including on lots of 200sqm (attached 
only) such as those seen in Mavis Terrace, North Strathfield. 
This development outcome will provide built form transition 
between the proposed medium and higher density typologies 
within the Masterplan Area and existing low density residential 
development outside the Masterplan Area. This typology is 
expected to feature mainly in the Turnock Street, West Kingscliff 
and the North Kingscliff Precincts in areas adjoining existing low 
density residential development.

 � Two-three storey townhouse style development such as that 
seen at Annandale Place and Ed Square. This development 
typology is envisaged to be interspersed amongst the higher 
density residential uses in the Turnock Street and Business and 
Knowledge Precincts, whilst providing an edge to major open 
space and access corridors in the remaining precincts. 

 � Low-rise (three to five storeys) residential flat buildings such as 
those seen at Viridian Apartments, Noosa National Park and 
Essence, Double Bay which demonstrates upper level setback, 
and shop top housing such as that seen at The Hunter, Double 

Figure 28: Mavis Terrace, North Strathfield NSW - small lot two 
storey attached dwellings

Figure 29: Annandale Place, Annandale NSW - three storey 
townhouse development

Figure 30: Viridian Apartments, Noosa QLD - three storey 
residential apartments

Figure 31: Ed Square, Edmondson Park NSW Figure 32: Essence, Double Bay NSW - four or five storey 
residential apartment development with basement 
parking and upper level setback

Figure 33: The Hunter, Double Bay NSW - four storey shop top 
housing apartments with upper level setback
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Figure 34: Lowy Cancer Research Centre, NSW

Figure 35: Rouse Hill Town Centre, NSW

Figure 36: Yagan Square, Perth

Bay. This built form outcome is expected within portions of the 
Masterplan Area which are closest to existing (Kingscliff Town 
Centre) and future (Business and Knowledge Precinct) services 
and employment opportunities, providing the local population 
necessary to support the vibrancy and vitality of these centres 
whilst minimising dependence on private vehicles. An important 
element of these building forms will be the integration of green 
space and civic space.

4.2.2 Retail Centre, Civic Spaces and Employment
The Business and Knowledge Precinct is proposed as a regional 
employment hub including a business park, new businesses, 
research and education facilities, retail centre, civic square, 
community centre and housing.

The built form proposed in this precinct is varied to account for 
the variety of different uses, and it is anticipated that there will 
be a range of heights of buildings from 3-8 storeys depending 
on their uses. The underlying principles are to achieve a high 
standard of architectural, urban and landscape design, integrated 
green and civic spaces and collocating employment, educational 
and residential uses to minimise reliance on private vehicles 
and increase walking and cycling, maximising sustainability and 
residents’ quality of life and build a vibrant place to work and live.

Examples include:

 � Mixed-use centre such as Rouse Hill Town Centre, Sydney, which 
blends commercial, residential, education, civic and retail that 
delivers connected public spaces and a vibrant civic, dining and 
entertainment hub;

 � Lively cultural and community centre such as Yagan Square, 
Perth, which combines green spaces, market hall, pop up shops, 
cafés and restaurants, native gardens and public art including 
a strong Aboriginal narrative that teaches visitors about the 
Whadjuk people, the traditional owners of the land. A similar 
theme may be incorporated in the Business and Knowledge 
Precinct community centre hub or civic square with emphasis on 
the early history of the Tweed;

 � Built form that enables high quality options for value added land 
use opportunities such shown by the Lowy Cancer Research 
Centre; 

 � Useable landscaped civic and green spaces to enhance liveability 
and an engaged and connected community such as the QUT 
Health and Wellness Precinct and St Catherine’s College 
Accommodation, UWA;

 � Integrated light industrial, tourist and logistic centre such as the 
Stone & Wood Brewery, Byron Bay, which hosts a brewery and 
associated packaging and logistics and food services which has 
become a popular destination in Byron Bay, attracting visitors to 
the town’s Arts and Industrial Estate.

Figure 37: UWA St Catherine’s College Accommodation, PerthFigure 38: Stone & Wood Brewery, Byron Bay, NSW (Harley 
Graham Architects 2020)

Figure 39: QUT Health and Wellness Precinct, QLD
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4.3 OPEN SPACE AND CONSERVATION

4.3.1 Recreational and Active Open Space
The Tweed Open Space Strategy notes that while the North Coast 
is well supplied with passive open space (47.93 hectares), the 
majority is coastal reserve and therefore has poor connections with 
the inland greenfield areas. Its use is further limited by ecologically 
significant vegetation and limited shade and variation. The Open 
Space Strategy also identifies a shortage of active open space 
within the KLP Study Area (limited to 14.2 hectares).

The Masterplan includes a mix of open spaces which offer an 
alternative to the existing open spaces along the foreshore, 
providing sports fields and local parks with walking, jogging and 
cycling tracks that link the precincts, ensuring that all residential 
dwellings are located within 500 metres open space and allow 
for increased interaction with nature through the adjoining 
conservation areas. Proposed open spaces are made up of:

 � Approximately 12.5 hectares of currently privately-owned and 
managed lands which are sparsely vegetated and have features 
that make them ideal for parklands. These are to be zoned for 
parkland, creating the Sugar Mill Park (West Kingscliff), Quigan 
Street Park (Turnock Street) and Innovation Park (Business and 
Knowledge Precinct).

 � Local and neighbourhood parks within the Turnock Street, West 
Kingscliff, North Kingscliff and Business and Knowledge Precincts 
which are to be delivered at the development application stage.

 � Open space around the lake west of Tweed Coast Road, 
accommodating sports fields, walking and cycling trails and an 
aquatic centre in the short term and water-based recreational 
activities in the longer term.

4.3.2 Conservation
Approximately 41.5 hectares of the site is to be dedicated to 
biodiversity conservation. Proposed contiguous and connected 
conservation areas enable the retention and consolidation of the 
highest quality vegetation. The conservation of these significant 
areas of vegetation will ensure the natural qualities of the site are 
protected in perpetuity, benefitting current and future residents.
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4.4 EARTHWORKS / FILL
Under the Regional Flood Impact Assessment Report prepared by 
Venant Solutions (2020), it is proposed to fill all urban development 
areas above the 1% regional (Tweed River) AEP level (above 3.2 
metres) and to fill recreational areas in the Cudgen Precinct around 
the proposed lake to the 5% AEP level (2.2 metres), generally 
consistent with Council’s cumulative fill assessment. The filling as 
proposed will ensure that future urban development areas remain 
flood-free to the 1% AEP event, proposed sports fields remain 
flood-free to the 5% AEP event and that excavation within the types 
of soil landscapes and classes of acid sulfate occurring within the 
Masterplan Area is minimised (refer to Section 3.3 of this report).

The main differences between the Venant proposal and Council’s 
cumulative fill assessment are:

 � Two flood free areas in the southern part of the West Kingscliff 
Precinct are to be retained as regional parklands open space, 
which both retains the existing vegetation across the southern 
part of the Masterplan Area and also creates a flood free area in 
the Cudgen Precinct where there are no ecological constraints;

 � There is no filling across the northern part of the B&K Precinct 
where significant vegetation is retained;

 � Altona Road (already approved to be relocated) is to be raised 
to provide flood free access to the Wastewater Plant.

The Venant proposal and earthworks/fill will result in:

 � New flood free urban areas and a significant new recreational 
area in Cudgen Precinct;

 � Retained significant vegetation across the southern and 
northern parts of the Masterplan Area;

 � Generally reduced impact from major floods (1% and 5% AEP 
events) east of Tweed Coast Road, with reduced flood levels in 
low lying existing residential areas north of Ozone Street (North 
Kingscliff) in major floods;

 � An increase in flood impacts to agricultural rural lands to the 
south-west of the Masterplan Area (generally 0.035 to 0.1 
metres, with minor areas between 0.1 to 0.3 metres adjacent 
to the Australian Bay Lobster facility) and in open space and 
conservation lands along the southern part of the Masterplan 
Area (>0.3 metres in 20% AEP events).

Figure 41: Indicative Fill Areas
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4.5 STORMWATER AND FLOODING
The Stormwater Management Plan (Venant Solutions and E2 
Designlab 2020) provides an assessment of existing stormwater 
infrastructure and post-development run-off management 
strategies within and beyond the Masterplan Area, as well as 
riparian setback requirements, evacuations routes and Coastal 
Wetlands hydrology with the following conclusions:

 � Stormwater Quantity: Within the Masterplan Area, 1% AEP 
peak stormwater flood levels are 1 to 2 metres below the peak 
river flood levels (equivalent in height to a 20% AEP river flood 
level). Peak stormwater flood levels are volume dependent 
and retarding basins, while able to be located within the 
development footprint, provide limited benefit in mitigating the 
peak flood levels in a volume dependent system. 

 � Stormwater Quality: There is considerable flexibility in the 
method of treatment but the predominant treatment will 
likely be vegetated swales (regarded as superior to wetlands) 
integrated into roads and boulevards, potentially in combination 
with rainwater tanks and permeable pavements. 

 � Riparian corridors and setbacks: Whilst all mapped watercourses 
in the Masterplan Area are constructed agricultural drains, all 
drains and their associated riparian zones are contained within 
retained vegetation areas. 

 � Local Catchment Stormwater Masterplan Modelling: Showed 
that flood levels were controlled by the Chinderah drain and that 
impacts can be minimised by widening the terminal part of the 
Chinderah Drain, adding an extra culvert to the Tweed River and 
by controlling flows south of Nobel Park.

 � High Level Evacuation Routes: Proposed roads provide high 
level evacuation routes from each precinct except for the Green 
Edges Precinct.

 � Coastal Wetlands Hydrology: There are increases in flood levels 
in Coastal Wetlands across the southern part of the Masterplan 
Area for the large and infrequent events, however the frequent 
events are more significant. Stormwater infiltration from the 
filled areas will replenish groundwater. Gales and Council are in 
discussion to manage the silt and stormwater that discharges 
into the West Kingscliff Precinct through a large Council culvert.
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4.6 ECOLOGY
The Coastal Wetlands mapping generally coincides with vegetation 
mapping prepared by Ecoplanning 2020. Most of the two intact 
native vegetation patches/coastal wetlands in the Masterplan 
Area are to be preserved and protected in perpetuity under a 
Biodiversity Stewardship Agreement which will also protect ‘highly 
suitable koala habitat’ and the Grey-headed Flying-fox camp. It is 
proposed to remove native vegetation assessed as 16.6 hectares 
comprising:

 � 6.8 hectares of PCT1230 comprising 3.27 hectares intact and 
3.52 hectares of scattered paddock trees, underscrubbed and 
plantings;

 � 9.5 hectares of PCT1230 including 6.47 hectares of 
underscrubbed including swamp oak and 2.97 hectares of 
scattered paddock trees; and

 � 0.02 hectares of PCT1302.

The Turnock Street extension (a critical part of Kingscliff’s future 
road network) and associated three metre-high embankments for 
flood-free access cannot avoid passing through and isolating the 
3.27 hectare patch of intact PCT1230, introducing edge effects and 
changed hydrological regime.  All other vegetation removal is lower 
quality (underscrubbed, plantings or scattered) and/or located at 
the edges or margins of retained vegetation, enabling a contiguous 
urban fabric with a firm, manageable boundary to the vegetation 
which minimises further fragmentation and edge effects.

Development in the Proximity Area is designed to avoid impact 
to the wetlands. Significant mitigation measures will reduce the 
impact of stormwater and silt from surrounding farmland on a large 
area of Coastal Wetland in the southern part of the West Kingscliff 
Precinct. 

Figure 43: Existing Flora (Ecoplanning 2020) with Proposed Vegetation Removal Superimposed

Ecological Constraints Assessment (Ecoplanning 
2020)
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4.7 BUSHFIRE
Asset Protection Zones (APZs) reflecting the medium-level Fire 
Danger Index (FDI) of 80 applying to the Tweed LGA and the 
generally flat topography and vegetation types occurring within the 
Masterplan Area have been applied in accordance with Planning for 
Bushfire Protection (PBP) 2019. There is adequate space within the 
Masterplan Area to accommodate the necessary bushfire buffers 
within road reserves to maximise the efficiency of the developable 
areas and reduce costs associated with the ongoing management 
of the APZs. The proposed Quigan Street Park also provides a 
break in the bushfire hazard to the south of Turnock Street Precinct, 
reducing the risk of bushfire to the Kingscliff CBD and the Mitchell 
Rainforest Habitat covenant area.
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Figure 44: Proposed Bushfire Management (GHD 2020, Figs. 5-1 & 5-2, pp. 10-11)
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4.8 UTILITIES AND INFRASTRUCTURE

4.8.1 Sewer
A sewerage augmentation strategy has been prepared by Mortons 
Urban Solutions to enable the development of the Masterplan 
Area. The strategy involves localised gravity reticulation pipework 
within the development footprint of each Precinct to either the 
closest available gravity connection point (which in turn will 
discharge to an existing pump station), or augmentation of the 
existing reticulation system to accommodate the proposed flows. 
This may include the provision of new pump stations, upgrading of 
existing pump stations and upgrading of gravity networks or rising 
mains.

The sewer strategy for the Gales Masterplan will vary from Precinct 
to Precinct and will ultimately depend on final detailed design. 
As part of the detailed design there will be a need for liaison with 
Council to confirm the capacity of existing infrastructure. This 
process will involve modelling of Council’s entire sewer network 
and any other new development proposals.

Detailed description of the sewerage augmentation strategy is 
provided in the Essential Services Report prepared by Mortons 
Urban Solutions (2020).

Existing Sewer Rising Main

Proposed Sewer Rising Main
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Figure 45: Proposed Sewerage Delivery (Mortons Solutions 2020, Appendix C & D)
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4.8.2 Potable Water
A water augmentation strategy has been prepared by Mortons 
Urban Solutions to enable the development of the Masterplan 
Area. The strategy involves provision of reticulation pipework 
within the development footprint of each precinct to either 
the closest available connection point or augmentation of the 
existing reticulation system to accommodate the proposed loads. 
This will include the provision of new mains where mains exists, 
augmentation of existing water mains or cross connection of 
existing water mains.

The water strategy for the Gales Masterplan will vary from Precinct 
to Precinct and will ultimately depend on final detailed design. 
The capacity of the existing Council water network will need to be 
assessed. The flows from the proposed development as well as any 
other new or future development proposals will require modelling 
to determine any necessary augmentations to the existing water 
infrastructure.

A detailed description of the water augmentation strategy is 
provided in the Essential Services Report prepared by Mortons 
Urban Solutions (2019).

Existing Water Pipes

Proposed Water Pipes

0       100      200      300                      1000m
Scale: 1:10,000 @A3

Infrastructure Delivery Phase
Essential Services Report (Mortons 2019)

Figure 46: Proposed Potable Water Delivery (Mortons Solutions 2020, Appendix C & D)
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4.9 MASTERPLAN
The Masterplan, informed by the strategies and detailed site 
analysis considered as part of this report, will realise the Goals 
and Planning Principles of the North Coast Regional Plan 2036 
where they apply  to the Tweed LGA. The Masterplan provides 
an outcome that balances the need for growth and improved 
permeability between Kingscliff, Cudgen and Chinderah with the 
need to protect areas of ecological significance, provide new 
parklands and recreational precincts and the need to mitigate 
flooding and stormwater impacts.

The Masterplan is generally consistent with the KLP with the only 
differences of significance relating to:

 � Open Space and Parklands: Consistent with the NSW Premier’s 
Priorities ‘Greener Public Spaces’ and Draft Greener Places 
Design Guide (GA NSW 2020), the Masterplan provides 12.5 
hectares of retained parklands set amongst 41.5 hectares of 
conservation land which, as an alternative to the existing open 
spaces along the Kingscliff foreshore, include a unique rainforest 
experience with walking, jogging and cycling tracks, sports fields 
and areas to relax, play and be close to nature. 

 � Building Heights: While the recently adopted KLP (2020) limits 
heights to 3 storeys, the heights proposed under the Masterplan:
 � Are consistent with the vision developed in the Enquiry by 

Design Workshop (September 2015) and exhibited in the 
draft KLP 2016;

 � Are equally supported by the community (approximately 50-
50 split at the Kingscliff Shopfront Exhibition in March 2016); 
and

 � Encourages design excellence, and higher buildings in 
strategic locations to allow for more open space and facilities 
for the benefit of the existing and future residents and 
businesses of Kingscliff. 

 � Timing of the Cudgen Precinct: The Masterplan allows 
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development as a recreational precinct with sports fields in the 
short to medium term, with, when opportunity allows, Cudgen 
village extending north-west accommodating an eco-tourism 
development. The KLP envisions that these would not take place 
until after the cessation of sand extraction operations.

With the exception of the above, the Masterplan is consistent with 
KLP 2020 in the following respects but is further informed by the 
results of the detailed specialist studies:

 � Abundant passive and active open space including the creation 
of new significant parklands, ensuring that all new residents are 
located within a five-minute walk of a park and surrounding 
conservation areas;

 � Retention and protection of existing significant vegetation 
including fauna pathways, benefitting both the native species 
that depend on it for habitat, as well as the current and future 
residents of Kingscliff;

 � Development according to flood and drainage studies 
that provide flood free development areas capable of 
accommodating the projected demand of 2,100 new dwellings 
by 2036 and potentially up to 4,600 dwellings in the longer term, 
including:
 � High density residential development close to existing 

services in the Kingscliff Town Centre, TAFE and new Tweed 
Valley Hospital (which will not be visible from fine-grained 
existing beach-side commercial and residential areas); 

 � High density residential as part of mixed use development 
within a broader employment precinct in the Business and 
Knowledge Precinct, encouraging a vibrant, vital and self-
sufficient centre with reduced reliance on private vehicles and 
employment opportunities and education and community 
uses to support the existing and future residents of Kingscliff; 
and

 � Low and medium density residential as a transition area to 
established urban areas. 

 � Provision of crucial east-west and north-south vehicular links 
which will improve permeability between Tweed Coast Road and 
the established areas of Kingscliff, Chinderah and Cudgen; 

 � Provision of eco-tourist accommodation on the western side 
of Tweed Coast Road next to the future lake and recreational 
precinct, Chinderah Golf Course and new parklands, 
encouraging visitors to explore Kingscliff’s scenic areas beyond 
the coastal strip.

Development Area
72.61 hectares (35%)

Conservation
41.68 hectares (20%)

New Parkland
32.81 hectares (16%)

Retained Parkland
12.57 hectares (6%)

Lake
18.14 hectares (9%)

Road Reserve
27.87 hectares (13%)

Water Quality
3.18 hectares (1%)

Figure 48: Masterplan Land Use Breakdown
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4.9.1 Proposed Major Infrastructure
The following table and map show proposed major infrastructure 
to be provided as part of the masterplan.  

1. North-south link road between Elrond Drive and Ozone 
Street (at the Sand Street intersection) in accordance with 
the KLP

2. An east-west road connection through the Business and 
Knowledge Precinct from the new north-south road to 
Tweed Coast Road.

3. 5.2 hectare potential school site within the Business and 
Knowledge Precinct in the mixed use centre.

4. Mixed use, retail, business park and employment hub 
including a multi-purpose community centre and library 
within the Business and Knowledge Precinct.

5. Floodway along the northern edge of the Business and 
Knowledge Precinct.

6. Turnock Street extension.
7. Subregional Sugar Mill Parklands in West Kingscliff
8. Quigan Street Park in Turnock Precinct
9. Innovation Park in the Business and Knowledge Precinct
10. Recreation lake, aquatic centre and sports fields in Cudgen 

Precinct

Figure 49: Proposed Major Infrastructure
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5.0 PRECINCT PLANS

5.1 PRECINCTS
The Masterplan for the site generally adopts the KLP Precincts, 
with two amendments to reflect the land uses proposed under the 
Masterplan:

 � The West Kingscliff Precinct is expanded to the south under the 
Masterplan to include Lot 3 DP 828298.

 � The Cudgen Precinct is expanded to the north-west to include 
Lots 2 DP 216705 and 21 DP 1082482. 
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Green Edges Precinct
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Cudgen Village Precinct Extension

North Kingscliff Precinct

Turnock Street Precinct

Cudgen Village Precinct
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Figure 50: KLP Precincts with Masterplan Area overlay
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5.1 TURNOCK STREET PRECINCT

5.1.1 Kingscliff Locality Plan
Given its proximity to the existing Kingscliff Town Centre and the 
established adjoining low density residential areas of Kingcliff 
Hill and West Kingcliff, the predominantly vacant Turnock Street 
Precinct presents a significant opportunity to expand Kingscliff’s 
retail, commercial and residential offering while improving 
movement links and environmental outcomes.

The KLP identifies 11 strategies for the Turnock Street Precinct, 
summarised as follows:

 � Facilitate the future development of the Turnock Street Precinct 
through a design led masterplan process and planning proposal 
to enable the expansion of the town centre to capitalise on 
the proximity to the town centre and coastal foreshore area, 
providing a mix of higher density housing types, business, open 
space and community uses with dedicated pedestrian and cycle 
paths and offset planting (Strategy No. 1);

 � Reinforce Turnock Street as a wide, tree lined boulevard with 
minimal driveways and integrated street lighting, parking, 
landscape bays and WSUD elements as the primary route from 
Tweed Coast Road to Kingscliff (Strategy No. 2);

 � Facilitate the staged growth and expansion of the Kingscliff 
Town Centre along Turnock Street through B4 Mixed Use land 
use zoning and a maximum height of 13.6 metres (Strategy No. 
3);

 � Facilitate residential flat building development along the western 
portion fronting Turnock Street adjoining the town centre 
expansion area with a building height to 12.2 metres (Strategy 
No. 4);

 � Facilitate a mix and diversity of housing density including 
affordable and aged housing through R1 General Residential or 
R3 Medium Density Residential zoning (Strategy No. 5);

 � Develop a network of connected open space and strong 
pedestrian and cycling connections (Strategy Nos. 6 and 7);

 � Investigate soho living and opportunities for a new library and 
multi-purpose community centre, as well as the relocation of the 
town centre service station to a site fronting the Turnock Street 
roundabout (Strategy Nos. 8 and 9);

 � Investigate opportunities for a multi-purpose community 
building co-located with a preschool and/or early childhood 
facilities and open space (Strategy No. 10); and

 � Facilitate the protection and management of ecologically 
significant land (Strategy No. 11).
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5.1.2 Masterplan Proposal
Under existing conditions, the Turnock Street Precinct is zoned 
R1 General Residential with a maximum height of 13.6 metres 
and, with the exception of its southern boundary, surrounded by 
established urban development. An approved DA allows fill over 
much of the precinct. Areas of significant habitat are present in the 
southern part of the precinct.

The Masterplan proposal is consistent with the Strategies for 
the Turnock Street Precinct under the KLP, with the following 
exceptions:

 � Mixed use development along the length of Turnock Street 
rather than limited to the eastern end and to a height of 16.6 
metres, rather than 13.6 metres;

 � Retention of the existing 13.6 metre maximum building height 
across the remainder of the precinct;

 � Enable development in a portion of the lands, subject to a DA 
which is identified as offset planting area under the KLP;

 � Provision of a local park within exotic grassland areas identified 
under the KLP as offset planting areas:
 � Providing a pedestrian green link between the Turnock Street 

Precinct and Quigan Street;
 � Retaining scattered trees; and
 � Reducing bushfire risk to habitat of the endangered Mitchell 

Rainforest Snail in the eastern portion of the site, as well as to 
the Kingscliff town centre and surrounding areas, by ensuring 
that the existing break in vegetation is maintained.

 � Whilst the urban structure of the precinct under the Masterplan 
is generally the same as proposed under the KLP, an open space 
corridor perpendicular to Turnock Street is proposed to form 
the precinct spine, linking open space in the north-western and 
south-eastern corners of the precinct . 

 � No service station is proposed at the Turnock Street roundabout.

Figure 52: Proposed Masterplan Layout - Turnock Street Precinct
0       100      200      300                      1000m

Scale: 1:10,000 @A3

Retained 
Parkland

Conservation 
Area

Stormwater Management & WQ Treatment

Innovation 
Mixed Use

Innovation 
Business Park

(Education & 
Community)

Private Open 
Space

External to Development Footprint

Low Density 
Residential
Tourism

Medium Density 
Residential

Apartments
Development Footprint

Legend
Masterplan Area

Town Centre 
Mixed Use
Retail Centre & 
Civic Square

Recreational Precinct & Lake, Local Parks



Gales-Kingscliff Masterplan Report - November 2020 43

14 |  KINGSCLIFF NEW PARKS CONCEPTUAL DESIGN
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1.6 QUIGAN PARK

1.6.1 PARK DESCRIPTION   

Quigan Park is located in the southern part of 
the Turnock Precinct near the retail-commercial 
extension along Turnock Street and the highest 
residential density part of Kingscliff as shown in 
the LFA Masterplan. It is a mainly open grassy 
area separated from the dense forest native 
vegetation to the east and west by existing 
drains, with existing houses up the hill to the 
south. The main Kingscliff drain will define the 
north of the park, and a pedestrian bridge will 
connect with the development to the north. 
The LFA plan highlights a linear park extending 
north through the development, with views to 
the park being a feature of that development. 
The Masterplan indicates Apartments, Medium 
Density Residential and Mixed Use facilities to 
the north of the park. 

This park provides:

• An excellent opportunity to enhance 
the liveability and amenity of the new 
Residential and Mixed Use development 
south of Turnock Street;

• A local park for future residents in the 
greenfield Turnock Precinct and existing 
residents on Kingscliff Hill;

• An alternative access to Kingscliff centre 
for existing residents on Kingscliff Hill, who 
currently have no local park within 500m; 

• This park will provide a different experience 
and a quiet retreat from the bustling main 
street and coastal foreshore, with shaded 
open space and nearby dense rainforest.

PDS considers that this park could be 
improved by enhancement of the central lawn 
area - ‘Village Green’ or ‘kickabout’ area and 
incorporating one or more smaller pocket parks 
with low key natural play environments. The 
park could include a circular perimeter children’s 
bicycle track to provide opportunities for 
younger children to learn and practice riding in a 
safe and controlled environment.

The area to the east of the park is covenanted 
and protected as a refuge for the critically 
endangered Mitchell Rainforest Snail (MRS), 
which has also been found to the west of the 
park where the Council Library was built. Quigan 
Park will act as a bushfire buffer zone to the MRS 
covenant area, and a MRS corridor will be built at 
the southern edge of the park on existing high 
land to connect the MRS populations.
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5.1.3 Quigan Street Park
Quigan Street Park is located in the southern part of the Turnock 
Street Precinct near the retail-commercial extension along Turnock 
Street and the highest residential density part of Kingscliff as shown 
in the Masterplan. 

It is a mainly open, grassy area separated to the east and west by 
existing drains and dense rainforest native vegetation, with existing 
houses on elevated land to the south. The relocated main Kingscliff 
drain defines the northern boundary of the park with a connecting 
foot bridge to the development to the north.

The Masterplan indicates Apartments, Medium Density Residential 
and Mixed Use facilities to the north of the park focussed along a 
linear park which provides an opportunity to enhance the liveability 
and amenity of the new Residential and Mixed Use development 
south of Turnock Street, as well as providing a local park for future 
residents north of Turnock Street. It will also provide a local park 
and an alternative access to the Kingscliff town centre for existing 
residents on Kingscliff Hill, who currently have no local park within 
500 metres.

The park will provide a different experience and a quiet retreat from 
the bustling main street and coastal foreshore, with shaded open 
space and nearby dense rainforest.

Figure 53: Quigan Street Park Concept Plan (PDS 2020)
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1.3 SUGAR MILL PARK - 
South 

1.3.1 PARK DESCRIPTION 

Sugar Mill Park is situated in a central location 
to the east of Tweed Coast Road between the 
expanding Cudgen township and the new 
Tweed Valley Hospital, which will overlook the 
southern part of the park and offer a strong 
element of security for those visiting the park.  
The park will provide an aesthetic open space 
visual outlook from the hospital, and a passive 
recreation space for hospital staff, visitors and 
patients immediately beyond the hospital 
grounds. 

The concept behind the suggested name 
‘Sugar Mill Park’ is to acknowledge the historical 
importance of the adjoining Cudgen Sugar Mill 
Archaeological Site which could be a point of 
significance weaving in the earlier history of the 
Kingscliff area and the Tweed (refer to Everick 
Archeological Report 2020).

This high land of 4,000sqm can provide car 
parking and a café, function centre, caretakers 
residence or such, which can also add to the 
accessibility and security of the park by keeping 
it an active populated space. 

The concept underlying the park is a series of 
trails for walkers and cyclists, with smaller pocket 
parks, exercise stations, sand pit playgrounds 
and picnic and seating opportunities, located on 
existing tracks and exotic grassland to provide 
amenity but with minimum impact on existing 
native vegetation.  A large sandpit with natural 
play equipment such as tree stump walkways, 
log balance bands and the like is shown on 
Perspective Quigan Park.

While no trees are proposed to be removed, 
the existing groundcover, which is exotic 
grassland, should be retained as grassland by 
regular slashing or introduction of appropriate 
alternative grasses.

Given that the new Tweed Valley Hospital abuts 
on Sugar Mill Park South, landscaping of both 
can provide mutual benefits and connections. 
The park can benefit not only residents from 
Kingscliff and further afield, but also hospital 
staff, patients and visitors, allowing a ‘break in 
nature’ from the hospital environment.

Given the scattered trees and fringing existing 
vegetation, there are ample opportunities for 
placement of park benches and double picnic 
benches in naturally shaded areas to provide a 
structured opportunity for picnics and rest. 

The series of trail networks can also be designed 
to provide designated walking and cycle tracks.

Future Hospital Site

Path connection to 
future Hospital

Indicative activity area

Indicative activity area

Existing watercourse

Existing 
watercourse

Existing vegetation

Open central 
lawn area

Location of 
Perspective 1.3.2

Parking

Park setting with 
shelter and start of 
trail network

Rainforest link to Sugar Mill 
Park North

TW
EE

D
 C

O
A

ST
 R

O
A

D

Ruins of old historic 
sugar mill. Opportunity 
for heritage 
interpretation in a 
parkland setting

Cafe/
Restaurant

NORTH

Legend

Mowed lawn

Slashed grass

Vehicular paving/parking

Park paving, indicative path length 
600m

Existing watercourse

Indicative activity area (located on 
excotic grasses)

Proposed Park Boundary

Heritage Basalt Boulder Wall

Pedestrian Bridge

Existing Trees to be retained

Proposed Rainforest link to Sugar Mill 
Park North

Indicative Activity Area



Gales-Kingscliff Masterplan Report- Novemeber 202044

Figure 54: Quigan Street Park Perspective (POD Group 2020) (graphic superimposed on actual photo of parkland trees and location)
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5.2 NORTH KINGSCLIFF PRECINCT

5.2.1 Kingscliff Locality Plan
The North Kingscliff Precinct greenfield development will facilitate 
low rise medium density dwellings, multi-unit development 
and suburban allotments adjoining the existing North Kingscliff 
residential area, providing additional east-west and north-south 
vehicle and passive movement connections to the future Business 
and Knowledge Precinct.

The KLP identifies the following strategies for the North Kingscliff 
Precinct relevant to the Masterplan Area:

 � Facilitate the protection and management of ecologically 
significant lands (Strategy No. 1)

 � Undertake Aboriginal Cultural Heritage Assessment in response 
to known Aboriginal cultural sensitivity (Strategy No. 2); and

 � Facilitate the development of the Ozone Street site through 
a concept development application or a planning proposal 
to achieve built form transition to established low density 
residential areas and the delivery of public open space and new 
north-south and east-west roads (Strategy No. 3).

0         50      100       150                       300m
Scale: 1:5,000 @A3 Figure 55: KLP North Kingscliff Precinct Indicative Structure Plan (TSC 2020, Fig. 8.18, p. 243)
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5.2.2 Masterplan proposal
Under existing conditions, the North Kingscliff Precinct is:

 � Zoned R1 General Residential with a maximum permitted height 
of 13.6 metres;

 � Whilst used for grazing, is bounded by established urban areas 
to the north, east and south; and

 � Vegetation associated with the Chinderah Drain is located along 
its western boundary.

The Masterplan proposal is consistent with the Strategies for the 
North Kingscliff Precinct under the KLP, with the exception of the 
following:

 � Retains the existing maximum height permitted of 13.6 metres; 
and

 � A proposed significant east-west park across the centre of the 
precinct to provide a focal community oriented open space area 
that is easily accessible to the majority of residents.

The Masterplan includes an extension of Elrond Drive to Ozone 
Street at the Sand Street intersection, as well connections to 
Kingscliff Street. A new road running west from the extended 
Elrond Drive through the conservation area and across the main 
drain enables connection to the employment, retail, services and 
education opportunities offered in the Business and Knowledge 
Precinct, as well as improving permeability in northern Kingscliff 
and providing the second new connection from Tweed Coast Road 
to Marine Parade (the first being Turnock Street extension).

Figure 56: Proposed Masterplan Layout - North Kingscliff Precinct
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5.3 BUSINESS AND KNOWLEDGE AND GREEN 
EDGES PRECINCT

5.3.1 Kingscliff Locality Plan
Business and Knowledge Precinct

The development of the Business and Knowledge Precinct will have 
a transformative role in offering employment generating land uses 
servicing both Kingscliff and the broader sub-region.

The KLP provides eight strategies for the Business and Knowledge 
Precinct, summarised as follows:

 � Facilitate the protection and management of ecologically 
significant lands (Strategy No. 1);

 � Facilitate the development of the Business and Knowledge 
Precinct as a regionally significant employment generating 
precinct through a masterplan, planning proposal and site-
specific development control plan to achieve an integrated and 
connected urban structure and diverse mix of employment-
generating land uses. The planning process is to be supported 
by an economic and retail centre feasibility assessment, flood 
mitigation strategy, masterplan, traffic impact study and site 
contamination rehabilitation plan (Strategy Nos. 2 and 3);

 � Investigate the transition of IN1 General Industrial zoned 
lands on the western side of Tweed Coast Road to B5 Business 
Development (Strategy No. 4);

 � Create an east-west, tree-lined boulevard linking the precinct 
to Tweed Coast Road, featuring shop top housing, fine grain 
active retail, dedicated shared pedestrian and cycling lanes 
and integrated lighting, parking, landscape bays and WSUD 
elements, investigating extension across the drainage corridor to 
Kingscliff Street to the east (Strategy No. 5);

 � Facilitate a mix of medium density housing opportunities 
through an R1 General or R3 Medium Density Residential zoning 
including shop top housing, residential flat buildings, low rise 
medium density housing, aged housing and, if aligned with a 
university campus, student accommodation (Strategy No. 6);

 � Develop a network of connected open space within the precinct 
(Strategy No. 7); and

 � Create a 20 metre-wide vegetated buffer to Tweed Coast Road 
(Strategy No. 8).

Green Edges Precinct

The KLP provides seven strategies for the Green Edges Precinct. 
Only one (Strategy No. 8) relates to the Masterplan Area: Create a 
20 metre-wide vegetated buffer to Tweed Coast Road.

0         50      100       150                       300m
Scale: 1:5,000 @A3 Figure 57: KLP Business & Knowledge Precinct Indicative Structure Plan (TSC 2020, Fig. 8.24, p. 257)
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5.3.2 Masterplan Proposal
The strategic location of the Business and Knowledge Precinct at 
the junction of the Pacific Highway and Tweed Coast Road, close 
to existing urban development, infrastructure and amenities, but 
sufficiently separated so as to not impact them, the Business and 
Knowledge Precinct represents a unique opportunity to establish a 
major employment hub with supporting housing, education, retail 
and community uses which will result in a self-sufficient, vibrant 
and vital centre, as well as benefit the local and wider region. The 
Masterplan is based on detailed site studies together with a market 
analysis covering employment, retail, housing and community 
infrastructure which demonstrates that there is sufficient demand in 
the market for these uses at this location.

The Masterplan is generally consistent with the Strategies for the 
Business and Knowledge Precinct under the KLP, with the exception 
of the following:

 � Vegetation is retained within the northern edge of the precinct:
 � Enabling greater vegetation conservation/offset planting than 

that which is envisioned under the KLP;
 � Providing a buffer between the industrial uses on the 

northern side of Morton Street and the future mixed 
residential, community and higher order employment uses 
within the Business and Knowledge Precinct;

 � Providing the required flood flow path; and
 � A connection across Tweed Coast Road for avian fauna.

 � Increased residential areas are proposed to encourage the 
development of a self-sufficient, vibrant and vital centre:
 � Where residents are within walking or cycling distance of 

employment, education, retail and services; and
 � Linked to but distinct from the established urban areas of 

Kingscliff, Chinderah and Cudgen with their beach, river and 
farmland characters.

 � The sports fields proposed in the Business and Knowledge 
Precinct under the KLP are relocated to the Cudgen Precinct as 
part of a larger recreation precinct. 

 � Enhancing development as a regionally significant employment 
generating precinct is encouraged through building heights of 
up to 20 metres (6 storeys) and up to 28 metres (8 storeys) for 
buildings that satisfy the proposed Design Excellence Clause 
(refer to Section 6.6 of this report).  

 � Eco-tourism uses on the western side of Tweed Coast Road are 
proposed (permitted under the existing RU2 Rural Landscape 
zone, no changes to planning controls required), encouraging 
visitors to explore Kingscliff’s scenic inland areas. It is expected 
that the proposed tourism accommodation will enjoy a high 
level of demand due to the proximity to the existing Chinderah 
Golf Course and the future lakeside recreational area proposed 
in the Cudgen Precinct and the Sugar Mill Parklands in the West 
Kingscliff Precinct.

Figure 58: Proposed Masterplan Layout - Business & Knowledge Precinct
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5.4 WEST KINGSCLIFF PRECINCT

5.4.1 Kingscliff Locality Plan
The West Kingscliff Precinct presents an opportunity to encourage 
low-density housing and low-rise medium density housing types 
as well as embellish the drainage corridor and environmental 
protection lands south of the Turnock Street extension.

The KLP identifies the following strategies for the West Kingscliff 
Precinct relevant to the Masterplan Area:

 � Facilitate the protection and management of ecologically 
significant lands (Strategy No. 1);

 � Facilitate the future development of the R1 General Residential 
zoned lands through a masterplan process to achieve a balance 
of housing types including low density residential and small 
lot housing with building height to nine metres and medium 
density residential including residential flat buildings with 
building height to 12.2 metres (Strategy No. 2);

 � Facilitate the rezoning of land immediately south of the Noble 
Park Manufactured Home Estate from RU1 2 Rural Landscape to 
R1 General Residential (Strategy No. 3);

 � Reinforce Turnock Street as a wide, tree lined boulevard with 
minimal driveways and integrated street lighting, parking, 
landscape bays and WSUD elements as the primary route from 
Tweed Coast Road to Kingscliff (Strategy No. 4); and

 � Achieve strong pedestrian and cycling connections throughout 
the precinct (Strategy No. 5).

0         50      100       150                       300m
Scale: 1:5,000 @A3 Figure 59: KLP West Kingscliff Precinct Indicative Structure Plan (TSC 2020, Fig. 8.28, p. 267)
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5.4.2 Masterplan Proposal
The Masterplan is generally consistent with the KLP, extending 
Turnock Street in the preferred alignment (in accordance with 
detailed engineering assessment) from the roundabout intersection 
with Elrond Drive to Tweed Coast Road at its intersection with 
Crescent Street. The extended Turnock Street will become the 
primary route from Tweed Coast Road into Kingscliff and will 
support the economy of the town centre. Consistent with the 
KLP strategy, the masterplan uses the alignment of the Turnock 
Street extension to delineate between urban footprint (north of 
alignment) and conservation footprint (south of alignment). 

The main differences between the Masterplan and the KLP are:

 � Residential development is proposed on the northern side of the 
Turnock Street extension in lands identified as conservation and 
offset planting (eastern end of the Turnock Street extension) and 
unidentified lands (western end of the Turnock Street extension) 
under the KLP, which is considered the preferred outcome as:
 � The area is currently zoned R1 General Residential and is 

shown, along with land to its south proposed as ecological 
conservation under the Masterplan, as Urban Renewal lands 
under the NCRP 2017;

 � The proposed Turnock Street extension will result in the 
vegetation on the northern side being isolated from the 
significantly larger conservation area on the southern side;

 � The retention of the patch on the northern side of Turnock 
Street results in increased bushfire risk to established 
residential properties to the north and future residential to 
the west; and

 � Due to being confined between the existing higher set 
residential areas to the north and future higher set residential 
areas to the west and Turnock Street to the south, subject to 
edge effects and a changed hydrological regime as assessed 
in the Ecological Constraints Assessment (Ecoplanning 2020).

 � A large district level park (to be known as ‘Sugar Mill Park’ in 
recognition of the Sugar Mill which once occupied the site) 
comprising a northern and southern component (connected via 
an existing rainforest track) is proposed in areas of low quality 
vegetation (found to be poorly suited for revegetation in the 
Comparative Ecological Assessment prepared by Idyll Spaces 
Environmental Consultants) between the Hospital and Tweed 
Coast Road (refer to Section 5.4.3 and 5.4.4 of this report);

 � The high land on the area around the Sugar Mill archaeological 
site is proposed as SP3 Tourist and is proposed for car parking/
café/function centre/care takers residence and a heritage 
interpretation site is proposed around the Sugar Mill remains.  

 � Increased pedestrian and cycling connections beyond those 
envisaged in the KLP, connecting the Tweed Valley Hospital, 
Cudgen, West Kingscliff, and Kingscliff further to the north along 
the drain and also eastwards.

Figure 60: Proposed Masterplan Layout - West Kingscliff Precinct
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1.5 SUGAR MILL PARK - 
North

1.5.1 PARK DESCRIPTION 

Sugar Mill Park North is located south of the new 
Turnock Street extension and less than 100m 
from the closest new residences proposed in 
the West Kingscliff Precinct. The main east-west 
pedestrian – bicycle linkage between Kingscliff 
and Cudgen will be adjacent to Turnock Street 
extension, and a pedestrian bridge will be 
required to provide connection across the drain.

Sugar Mill Park North is immediately adjacent 
to busy Tweed Coast Road, with scattered 
views through tress along the boundary, but 
is generally low lying and open grass with 
scattered paperbark. An existing track runs east-
west along its northern margin, immediately 
south of a main drain. At its eastern end this 
track turns south and passes again adjacent to 
a main drain, but through pristine rainforest, 
connecting to the southern area via Cudgen Mill 
Archaeological site.

This park is proposed to be similar in nature 
and use to Sugar Mill Park South, with walking 
and cycle tracks and opportunities for passive 
recreation, children’s play areas and exercise 
stations.
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Figure 61: Sugar Mill Park North Concept Plan (PDS 2020)

5.4.3 Sugar Mill Park North
Sugar Mill Park North is located south of the new Turnock Street 
extension and less than 100m from the closest new residences 
in the West Kingscliff Precinct. The main east-west pedestrian – 
bicycle linkage between Kingscliff and Cudgen will be adjacent to 
Turnock Street extension, and a pedestrian bridge will be required 
to provide connection across the drain.

Sugar Mill Park North is immediately adjacent to busy Tweed Coast 
Road, with scattered views through trees along the boundary, but 
is generally low lying and open grass with scattered paperbark. 
An existing track runs east-west along its northern margin, 
immediately south of a main drain. At its eastern end this track 
turns south and passes again adjacent to a main drain, but through 
pristine rainforest, connecting to the southern area via Cudgen Mill 
Archaeological site.

This park is proposed to be similar in nature and use to Sugar Mill 
Park South, with walking and cycle tracks and opportunities for 
passive recreation, children’s play areas and exercise stations.
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1.3 SUGAR MILL PARK - 
South 

1.3.1 PARK DESCRIPTION 

Sugar Mill Park is situated in a central location 
to the east of Tweed Coast Road between the 
expanding Cudgen township and the new 
Tweed Valley Hospital, which will overlook the 
southern part of the park and offer a strong 
element of security for those visiting the park.  
The park will provide an aesthetic open space 
visual outlook from the hospital, and a passive 
recreation space for hospital staff, visitors and 
patients immediately beyond the hospital 
grounds. 

The concept behind the suggested name 
‘Sugar Mill Park’ is to acknowledge the historical 
importance of the adjoining Cudgen Sugar Mill 
Archaeological Site which could be a point of 
significance weaving in the earlier history of the 
Kingscliff area and the Tweed (refer to Everick 
Archeological Report 2020).

This high land of 4,000sqm can provide car 
parking and a café, function centre, caretakers 
residence or such, which can also add to the 
accessibility and security of the park by keeping 
it an active populated space. 

The concept underlying the park is a series of 
trails for walkers and cyclists, with smaller pocket 
parks, exercise stations, sand pit playgrounds 
and picnic and seating opportunities, located on 
existing tracks and exotic grassland to provide 
amenity but with minimum impact on existing 
native vegetation.  A large sandpit with natural 
play equipment such as tree stump walkways, 
log balance bands and the like is shown on 
Perspective Quigan Park.

While no trees are proposed to be removed, 
the existing groundcover, which is exotic 
grassland, should be retained as grassland by 
regular slashing or introduction of appropriate 
alternative grasses.

Given that the new Tweed Valley Hospital abuts 
on Sugar Mill Park South, landscaping of both 
can provide mutual benefits and connections. 
The park can benefit not only residents from 
Kingscliff and further afield, but also hospital 
staff, patients and visitors, allowing a ‘break in 
nature’ from the hospital environment.

Given the scattered trees and fringing existing 
vegetation, there are ample opportunities for 
placement of park benches and double picnic 
benches in naturally shaded areas to provide a 
structured opportunity for picnics and rest. 

The series of trail networks can also be designed 
to provide designated walking and cycle tracks.
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Figure 62: Sugar Mill Park North Perspective (POD Group 2020) (graphic superimposed on actual photo of parkland trees and location)
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Figure 63: Sugar Mill Park South Concept Plan (PDS 2020)

5.4.4 Sugar Mill Park South
Sugar Mill Park is situated in a central location to the east of Tweed 
Coast Road between the expanding Cudgen township and the new 
Tweed Valley Hospital, which will overlook the southern part of the 
park and offer a strong element of security for those visiting the 
park. The park will provide an aesthetic open space visual outlook 
from the hospital, and a passive recreation space for hospital staff, 
visitors and patients immediately beyond the hospital grounds.

The concept behind the suggested name ‘Sugar Mill Park’ is 
to acknowledge the historical importance of the adjoining 
Cudgen Sugar Mill Archaeological Site which could be a point of 
significance weaving in the earlier history of the Kingscliff area and 
the Tweed (refer to Everick Archaeological Report 2020).

This high land of 9,000m2 can provide car parking and a café, 
function centre, caretakers residence or such, which can also add 
to the accessibility and security of the park by keeping it an active 
populated space.

The concept underlying the park is a series of trails for walkers 
and cyclists, with smaller pocket parks, exercise stations, sand pit 
playgrounds and picnic and seating opportunities, located on 
existing tracks and exotic grassland to provide amenity but with 
minimum impact on existing native vegetation.

While no trees are proposed to be removed, the existing 
groundcover, which is exotic grassland, will be retained as 
grassland by regular slashing or introduction of appropriate 
alternative grasses.

Given that the new Tweed Valley Hospital abuts on Sugar Mill 
Park South, landscaping of both can provide mutual benefits and 
connections. The park can benefit not only residents from Kingscliff 
and further afield, but also hospital staff, patients and visitors, 
allowing a ‘break in nature’ from the hospital environment.

Given the scattered trees and fringing existing vegetation, there 
are ample opportunities for placement of park benches and double 
picnic benches in naturally shaded areas to provide a structured 
opportunity for picnics and rest. 

The series of trail networks can also be designed to provide 
designated walking and cycle tracks.
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1.3 SUGAR MILL PARK - 
South 

1.3.1 PARK DESCRIPTION 

Sugar Mill Park is situated in a central location 
to the east of Tweed Coast Road between the 
expanding Cudgen township and the new 
Tweed Valley Hospital, which will overlook the 
southern part of the park and offer a strong 
element of security for those visiting the park.  
The park will provide an aesthetic open space 
visual outlook from the hospital, and a passive 
recreation space for hospital staff, visitors and 
patients immediately beyond the hospital 
grounds. 

The concept behind the suggested name 
‘Sugar Mill Park’ is to acknowledge the historical 
importance of the adjoining Cudgen Sugar Mill 
Archaeological Site which could be a point of 
significance weaving in the earlier history of the 
Kingscliff area and the Tweed (refer to Everick 
Archeological Report 2020).

This high land of 4,000sqm can provide car 
parking and a café, function centre, caretakers 
residence or such, which can also add to the 
accessibility and security of the park by keeping 
it an active populated space. 

The concept underlying the park is a series of 
trails for walkers and cyclists, with smaller pocket 
parks, exercise stations, sand pit playgrounds 
and picnic and seating opportunities, located on 
existing tracks and exotic grassland to provide 
amenity but with minimum impact on existing 
native vegetation.  A large sandpit with natural 
play equipment such as tree stump walkways, 
log balance bands and the like is shown on 
Perspective Quigan Park.

While no trees are proposed to be removed, 
the existing groundcover, which is exotic 
grassland, should be retained as grassland by 
regular slashing or introduction of appropriate 
alternative grasses.

Given that the new Tweed Valley Hospital abuts 
on Sugar Mill Park South, landscaping of both 
can provide mutual benefits and connections. 
The park can benefit not only residents from 
Kingscliff and further afield, but also hospital 
staff, patients and visitors, allowing a ‘break in 
nature’ from the hospital environment.

Given the scattered trees and fringing existing 
vegetation, there are ample opportunities for 
placement of park benches and double picnic 
benches in naturally shaded areas to provide a 
structured opportunity for picnics and rest. 

The series of trail networks can also be designed 
to provide designated walking and cycle tracks.
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Figure 64: Sugar Mill Park South Perspective (POD Group 2020) (graphic superimposed on actual photo of parkland trees and location)
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KINGSCLIFF NEW PARKS CONCEPTUAL DESIGN| 9
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1.4 RAINFOREST LINK

1.4.1 LINK DESCRIPTION 

Sugar Mill Park North and South are separated 
by approximately 150-200m of subtropical 
rainforest vegetation which contains large fig 
trees and this is proposed to be retained in 
situ and form part of the surrounding areas 
designated for conservation, while an existing 
track about 300m long runs adjacent to the drain 
and required for maintenance connects through 
this area (View 1 and View 2).

The existing track will be retained as a 
connection between Sugar Mill Park North and 
South and will include a cycle and walking track.
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5.4.5 Rainforest Link
Sugar Mill Park North and South are separated by approximately 
150-200 metres of subtropical rainforest vegetation which contains 
large fig trees and this is proposed to be retained in situ and form 
part of the surrounding areas designated for conservation, while an 
existing track about 300 metres long runs adjacent to the drain and 
required for maintenance connects through this area (View 1 and 
View 2).

The existing track will be retained as a connection between Sugar 
Mill Park North and South and will include a cycle and walking 
track.
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Figure 65: Sugar Mill Park Rainforest Link (POD Group 2020) (graphic superimposed on actual photo of parkland trees and location)
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5.5 CUDGEN PRECINCT

5.5.1 Kingscliff Locality Plan
Vacant lands surplus to the approved sand extraction operations 
north of Crescent Street and west of Tweed Coast Road create 
opportunities for the expansion of the village to provide 
community and recreation uses that benefit from proximity to the 
future lake, as well as support the current and future residents of 
Kingscliff, Chinderah and Cudgen.

The KLP identifies the following strategies for the Cudgen Precinct 
relevant to the Masterplan Area:

 � Facilitate the protection and management of ecologically 
significant lands (Strategy No. 1);

 � Maintain a 500 metre-wide buffer restricting residential 
development around the wastewater treatment plant (Strategy 
No. 2); and

 � Undertake a master planning process to underpin a future 
planning proposal, concept development application or 
subdivision development application to facilitate (Strategy No. 
4):
 � Detailed design of the intersection of Altona Road with 

Tweed Coast Road and the Turnock Street extension;
 � Investigate future opportunities to establish a holiday park / 

tourist accommodation and passive and active open space 
integrated with the adjoining future artificial lake resultant 
from the sand extraction works with RE2 Private Recreation 
zoning; and

 � If holiday / tourist park is not pursued and Council’s Open 
Space Strategy indicates that there isn’t a need for further 
active and passive open space areas, light industrial uses 
outside of a 200 metre buffer from the wastewater treatment 
plant will be considered.

 � Undertake a developer initiated and funded stormwater 
drainage strategy for the precinct (Strategy No. 5); and

 � Investigate appropriate water-based activities over the future 
artificial lake at the cessation of sand extraction activities 
(Strategy No. 8).

0         50      100       150                       300m
Scale: 1:5,000 @A3 Figure 66: KLP Cudgen Precinct Indicative Structure Plan (TSC 2020, Fig. 8.35, p. 295)
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5.5.2 Masterplan proposal
The Masterplan is generally consistent with the Strategies 
for the Cudgen Precinct under the KLP, providing for tourist 
accommodation, passive and active open space and recreational 
uses based around the future lake created by the proposed sand 
extraction activities. Crescent Street is to be realigned to connect 
to the realigned Altona Road, which in turn will link to a new 
roundabout intersection with Tweed Coast Road and Turnock 
Street extension. This will improve safety by eliminating the present 
angular intersection between Crescent Street and Tweed Coast 
Road will provide a direct connection between Kingscliff and 
Cudgen and the recreational precinct.

The main differences between the Masterplan and KLP are:

 � The proposed tourist, open space and recreational uses are 
proposed in an RU2 Rural Landscape zone rather than the RE2 
Private Recreation zone desired under the KLP on the following 
grounds:
 � The desired uses are permitted with consent in the RU2 Rural 

Landscape zone; and
 � Adjoining lands to the north and east along Tweed Coast 

Road which contain private recreation uses (Chinderah Golf 
Course and Noble Park) are also zoned RU2 Rural Landscape.

 � As opposed to wait until the cessation of sand mining 
operations, it is proposed to structure and stage sand mining 
operations to facilitate development of the tourist, open space 
and recreation uses in the short to medium term to ensure 
that the facilities are available as early as possible to serve the 
existing and future residents of Kingscliff.

Flood modelling has demonstrated that filling in the Cudgen 
Precinct as described below has impacts at considerable distances, 
however these impacts are mainly beneficial. The modelling has 
shown that raising the existing area north and east of the future 
approved lake to 2.2m AHD, the preferred level for parks, and then 
raising the relocated Altona drive to 3.2m AHD i.e. 1m above the 
surrounding level, provides the following outcomes, which are 
detailed in the hydrology reports:

 � Land raised to 2.2m AHD provide fields for active and passive 
recreation;

 � Altona Road raised to 3.3m AHD provides flood free access to 
the Kingscliff Wastewater facility and Sustainability Centre and 
the adjacent sand quarry sites; 

 � An area between Crescent Street and the future lake can be 
raised above flood level for urban expansion, proposed as eco 
tourism in the Masterplan. This provides the link from Altona 
Road to higher ground to the south;

 � Major floods have reduced impact through the developed parts 
of Kingscliff and Chinderah to the north and north-east; and

 � There is increased impact to the west, however this is over rural 
land and the effects are minor.

Figure 67: Proposed Masterplan Layout - Cudgen Precinct
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6.0 IMPLEMENTATION

6.1 LAND USE ZONING
The following amendments to the Tweed LEP 2014 are 
recommended to ensure flexibility of land uses over the long term, 
negating the need for subsequent planning proposals should local 
housing and employment needs change.

RU2 Rural Landscape

The proposed recreation lake and surrounding land is 
recommended to be zoned RU2 Rural Landscape consistent 
with the Noble Lake land use zone. The zone allows a range of 
recreational and eco-tourism uses anticipated by the Masterplan.

An isolated parcel of approximately 2,000sqm in the southernmost 
part of Lot 3 DP828298 at the road intersection is to be zoned RU2 
Rural Landscape as this land is not suited to primary production 
given the limited land area. The recommended zone would not 
preclude agricultural uses (e.g. if the land was amalgamated with 
adjoining land), however would permit signage as a permissible 
use, which would not be permitted if the RU1 Primary Production 
zone was retained. 

R1 General Residential

The existing R1 General Residential zone is generally retained 
for residential areas. An extension of the zone in the western 
portion of the West Kingcliff precinct and within the Business and 
Knowledge precinct is also recommended. Where recommended 
in new locations, the zone reflects the predominantly residential 
land use envisaged under the Masterplan. As the zone permits a 
range of dwelling types and employment uses, it provides sufficient 
flexibility to accommodate the changing needs of the current and 
future residents of Kingscliff over the long term.

The intent envisaged in KLP 2020 such as lower densities and 
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heights adjacent to existing residences can be achieved in an R1 
General Residential zone whilst the R2 Low Density Residential and 
R3 Medium Density Residential zones proposed in KLP 2020 will 
unnecessarily limit flexibility. 

The R1 zone also permits educational facilities.

B4 Mixed Use

B4 Mixed Use zoning is proposed:

 � In the Turnock Street Precinct: the B4 Mixed Use zone will enable 
the development of a mixed retail, commercial and residential 
extension of the existing Kingscliff Town Centre along Turnock 
Street.

 � In the Business and Knowledge Precinct: the B4 Mixed Use zone 
will facilitate the development of a vibrant, self-sustaining centre 
with innovation, commercial, retail and residential uses.

The B4 zone also permits educational facilities.

B7 Business Park 

A B7 Business Park zone is proposed on the northern side of the 
B4 Mixed Use zone in the Business and Knowledge Precinct. The B7 
Business Park zone encourages the development of a business park 
with innovative industrial and commercial uses which will generate 
employment opportunities and support the future mixed use centre 
to the south.

E2 Environmental Conservation

Where biodiversity conservation is proposed in the Masterplan, it is 
recommended that land be zoned E2 Environmental Conservation. 
While Tweed LEP 2014 does not currently include E2 zoning, it is 
anticipated that such a zone will be adopted in the near future. The 
E2 Environmental Conservation zone will accommodate walking 
and jogging tracks at its edges.

RE1 Public Recreation

The RE1 Public Recreation zone is recommended for defined major 
parks and informal conservation areas proposed in the Masterplan. 
The zone anticipates public ownership in the future.

SP2 Infrastructure (Road)

A parcel connecting North Kingscliff and the Business and 
Knowledge Precinct is proposed to be zoned SP2 Infrastructure 
(road) to indicate intent and facilitate consent for the east-west 
connector road anticipated in KLP 2020 and the Masterplan.

SP3 Tourist 

An isolated parcel of approximately 9,000m2 of land which contains 
the remains of the former Cudgen Sugar Mill is recommended 
to be zoned SP3 Tourist. The Tweed LEP 2014 zone objective 
will encourage tourist-oriented development and attract 
residents to the proposed adjoining Sugar Mill Parklands by 
providing amenities such as a car park, cafe, function centre or 
accommodation and related uses that are compatible with the 
conservation of heritage on the site and locality.
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6.2 MINIMUM LOT SIZE
To enable delivery of the masterplan it is recommended that the 
Tweed LEP 2014 Lot Size Map be amended as follows:

 � A minimum lot size of 300sqm (D) to reflect efficient use of land, 
accommodate complying development code housing and a 
range of lot sizes in the Business and Knowledge, Turnock Street 
and West Kingscliff Precincts. Where land is shown (D) with a 
solid blue edge, a minimum lot size (Torrens title) of 200sqm is 
permitted as part of development for the purposes of attached 
dwellings, dual occupancies (attached), multi dwelling housing 
and semi-detached dwellings through a new LEP Clause 4.1E.

 � There is no lots size mapping applicable to land zoned E2 
Environmental Conservation, B4 Mixed Use, B7 Business Park, 
RE1 Public Recreation or SP3 Tourist under the Tweed LEP 2014.
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6.3 HEIGHT OF BUILDINGS
The following building heights are proposed which will be achieved 
through amendment to the Tweed LEP 2014 Height of Building 
Map, described as follows:

 � N2-13.6m is recommended in the following areas to be 
consistent with other R1 General Residential areas as detailed:
 � Kingscliff West (western of drainage line)
 � North Kingscliff (north west edge)
 � North East Business and Knowledge Precinct

 � O-16.6m is recommended on both sides of Turnock Street 
as part of the proposed Kingscliff Town Centre expansion. It 
includes land zoned B4 Mixed Use zone and part of the R1 
General Residential zone to enable up to 5 storey mixed use 
development with ground floor retail and/or commercial uses, 
as well as residential flat buildings. The heights will define the 
entrance to the commercial and residential heart of Kingscliff, 
address the needs of the growing population, enable efficient 
use of infrastructure and improve the economic feasibility of 
providing basement car parking (preferable to at-grade parking 
as it is screened from view), without having significant visual 
impact. Being well set back from the beach, the increased height 
will not impact on the existing fine grain character along Marine 
Parade.

 � Q-20m is recommended to attract mixed use and other facilities 
intended under KLP 2020 and the North Coast Regional Plan 
2017 such as a business park, tertiary and research campuses to 
facilitate the creation of the Business and Knowledge Precinct 
as a major regional employment generator and a vibrant new 
precinct. Higher buildings will enable wayfinding elements 
to mark the gateway to the Tweed Coast, encourage large 
businesses and more intensive employment generating land 
uses, commercial and business opportunities. Future residents 
or employees of development within this area will enjoy a high 
level of amenity from views to the ocean and Mount Warning. 
The location of this precinct well away from existing urban 
development minimises impact of the increased height as 
found in the Visual Impact Assessment (Zone 2020). A design 
excellence clause (refer to Section 6.6) is to be applied to this 
area to enable greater heights where the development exhibits 
design excellence.

 � K-10m is proposed for RU2 Rural Landscape zoned land to 
provide consistency with other RU2 Rural Landscape zoned land 
under TLEP 2014. For land zoned SP3 Tourist a building height 
of K-10m is recommended to minimise any visual impact.

Figure 70: Proposed Maximum Height of Buildings

J

K

N2

O

Q

Design Excellence (Refer Section 6.6)

Design Excellence (Refer Section 6.6)



Gales-Kingscliff Masterplan Report - November 2020 63

Design Excellence (Refer Section 6.6)

6.4 FLOOR SPACE RATIO
It is recommended that the Tweed LEP 2014 Floor Space Ratio Map 
be amended as follows to reflect consistency of Floor Space Ratios 
applicable to land use zones in Tweed LEP 2014: 

T- 2:1 for land zoned as follows:

 � R1 General Residential 
 � B4 Mixed Use 

No floor space ratio is proposed for land within the following 
zones: 

 � RU2 Rural Landscape
 � RE1 Public Recreation 
 � E2 Environmental Conservation
 � B7 Business Park 
 � SP2 Infrastructure 
 � SP3 Tourist

Additional maximum FSR is available within a portion of the 
Business and Knowledge Precinct and Turnock Street Precinct 
through a proposed Design Excellence Clause (refer to Section 6.6).
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Figure 71: Proposed Floor Space Ratio Map
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6.5 ADDITIONAL PERMITTED USES
Additional permitted uses are sought to provide flexibility of 
potential development uses that reflect the objectives of the zone 
and respond to the location and Masterplan. This will enable 
suitable potential use of land in certain locations without the 
limitations imposed by the standard instrument zone land use 
table. 

21. Additional permitted use of residential flat buildings on 
land zoned B4 Mixed Use

The additional permitted use of residential flat buildings is to be 
applied within the area identified as “21” on the map attached 
(proposed to be zoned B4 Mixed Use in accordance with the KLP 
2020) in order to retain the intention of the existing R1 General 
Residential zoning. The additional permitted use would enable 
residential flat buildings development where retail or commercial 
ground floor uses are not feasible (as are required for shop top 
housing which is permissible in the B4 Mixed Use zone). 

22. Additional permitted use of medical centre on land zoned 
SP3 Tourist

The SP3 lands are isolated from surrounding urban development 
given elevation, the Tweed Coast Road and the adjacent proposed 
conservation and recreation zones.

The site has the potential for a stand-alone medical centre 
due to the close proximity to the Tweed Valley Hospital (under 
construction). The land is also suitable for a tourist-related facility 
such as a restaurant/café or recreation facility, given the proposed 
adjacent recreation area.

The existing permissible land uses of Tweed LEP 2014 zones 
limit potential for accommodating this combination of uses and 
therefore additional permitted uses are sought.  

9. Removed additional permitted use of shops on Lot 13 DP 
871753 

The additional permitted use of shops on Lot 13 DP 871753 is 
removed to avoid duplication with the proposed B4 Mixed Use 
zoning of the lot (refer to Section 6.1 of this report).
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Scale: 1:10,000 @A3 Figure 72: Proposed Additional Permitted Uses

Coastal Environment Area

Additional Permitted Use

Legend



Gales-Kingscliff Masterplan Report - November 2020 65

6.6 DESIGN EXCELLENCE
It is proposed to insert a clause which enables development with 
greater height and FSR in the following areas if it achieves design 
excellence (determined at Council’s discretion):

 � In the B4 Mixed Use and R1 General Residential zone in the 
Turnock Street precinct (residential and non-residential uses): 
maximum FSR of 3:1.

 � In the B4 Mixed Use and B7 Business Park in the Business and 
Knowledge Precinct: maximum heights of 28 metres (eight 
storeys) and maximum FSR of 3.5:1.

Whether or not a development in the Turnock Street or Business 
and Knowledge Precinct exhibits design excellence is to be 
determined at the discretion of the approval authority with regard 
to the following matters:

 � Whether a high standard of architectural design, materials and 
detailing appropriate to the building type and location will be 
achieved;

 � Whether the form and external appearance of the development 
will improve the quality and amenity of the public domain;

 � How the proposed development responds to the environmental 
and built characteristics of the site and whether it achieves an 
acceptable relationship with other buildings in the same site and 
on neighbouring sites;

 � Whether the buildings meets sustainable design principles in 
terms of sunlight, natural ventilation, wind, reflectivity, visual and 
acoustic privacy, safety and security and resource, energy and 
water efficiency.
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Referenced Technical Studies

Aboriginal Cultural Heritage Assessment Report (Everick Heritage Consultants 2020) 

Bushfire Hazard Assessment (GHD 2020)

Community Infrastructure Assessment Market Assessment (Macroplan 2020)

Comparative assessment of the ecological value of vegetation on Gales southern landholdings and its use for parklands or restoration (Idyll 
Spaces Environmental Consultants I Elks 2020)

Ecological Constraints Assessment Report (Ecoplanning 2020)

Essential Services Report (Mortons Urban Solutions 2020) 

Housing, Retail and Employment Market Analysis (Macroplan 2020)

Kingscliff Masterplan Regional Flood Impact Assessment Report (Venant Solutions 2020)

Kingscliff Masterplan Site Stormwater Management Plan (Venant Solutions and E2 DesignLab 2020)

Masterplan Development Traffic Impact Assessment (Bitzios Consulting 2020)

New Kingscliff Parklands Report (PDS Landscape Architect’s and Urban Designers 2020)

Planning Proposal Acoustic Review (Cardno 2020)

Preliminary Acid Sulfate Soil Investigation/Management Plan (HMC Environmental Consulting 2020)

Preliminary Site Investigation (HMC Environmental Consulting 2020) 

Statement of Heritage Impact (Everick Heritage Consultants 2020)

Visual Impact Assessment (Zone Landscape Architecture 2020)


