SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP08b included to allow consideration of
views from approach to existing roundabout on
David Low Way

VP08b David Low Way, existing roundabout

Proposal

Figure 64: Model View From Vantage Point
Effect Magnitude: HIGH

«  overwhelming loss or addition of features in
the view, such that nature of view or
character of landscape is fundamentally
changed

+  significant contrast of any new features or
changes compared to existing and remaining Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of
landscape Note: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment

+  visual amenity of local residents or road
users substantially and permanently altered
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SPECIAL MEETING AGENDA
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

27 APRIL 2015

Note: VP08b included to allow consideration of
views from approach to existing roundabout on
David Low Way

VP08b David Low Way, existing roundabout
Option 1

Figure 65: Model View From Vantage Point

Effect Magnitude: MODERATE

«  significant addition of features in the view,
such that nature of view or character of
landscape is altered

« noticeable contrast of any new features or
changes compared to existing and remaining

landscape Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of

. built form partially integrated such that
dominance of landscape elements remain

Note: potential articulation of rooftop not shown

a potential development is not shown or accounted for in assessment
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP08b included to allow consideration of
views from approach to existing roundabout on
David Low Way

VP08b David Low Way, existing roundabout

Option 2
Figure 66: Model View From Vantage Point
Effect Magnitude: HIGH

«  overwhelming loss or addition of features in
the view, such that nature of view or
character of landscape is fundamentally
changed

+  significant contrast of any new features or
changes compared to existing and remaining Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of
landscape Note: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment

+  visual amenity of local residents or road
users substantially and permanently altered
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP09a included to allow consideration of
views through proposed access off David Low

VPO09a David Low Way, proposed entry

Way
Proposal
Figure 68: Model View From Vantage Point
Effect Magnitude: HIGH
+  overwhelming loss or addition of features in
the view, such that nature of view or
character of landscape is fundamentally
changed
«  significant contrast of any new features or Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of
changes compared to existing and remaining Note: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment
landscape

+  visual amenity of local residents or road
users substantially and permanently altered
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP09a included to allow consideration of
views through proposed access off David Low

VP09a David Low Way, proposed entry

Way .
Option 1
Figure 69: Model View From Vantage Point

Effect Magnitude: HIGH

«  overwhelming loss or addition of features in
the view, such that nature of view or
character of landscape is fundamentally
changed

«  significant contrast of any new features or Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of
changes compared to existing and remaining Note: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment
landscape

+  visual amenity of local residents or road
users substantially and permanently altered
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP09a included to allow consideration of
views through proposed access off David Low

VP09a David Low Way, proposed entry

Way .
Option 2
Figure 70: Model View From Vantage Point

Effect Magnitude: HIGH

«  overwhelming loss or addition of features in
the view, such that nature of view or
character of landscape is fundamentally
changed

«  significant contrast of any new features or Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of
changes compared to existing and remaining Note: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment
landscape

+  visual amenity of local residents or road
users substantially and permanently altered
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP0Sb included to allow consideration of VPogb DaVid LOW way, proposed e“try

views through proposed access off David Low
Way, when approaching from south

Figure 71: Photo From Vantage Point

Receptor Sensitivity: HIGH

« not a scenic route, but route of high scenic
quality

«  views that are representative of local
character or sense of place

«  views from outside vicinity of site, but within
2.5km

«  sensitivity elevated as location currently
providing a transition point and a gateway
view into the site
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP0Sb included to allow consideration of
views through proposed access off David Low
Way, when approaching from south

VPO09b David Low Way, proposed entry

Proposal

Figure 72: Model View From Vantage Point
Effect Magnitude: HIGH

«  overwhelming loss or addition of features in

the view, such that nature of view or

character of landscape is fundamentally

changed Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of

e Note: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment

+  significant contrast of any new features or

changes compared to existing and remaining

landscape

+  visual amenity of local residents or road
users substantially and permanently altered
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP0Sb included to allow consideration of
views through proposed access off David Low
Way, when approaching from south

VPO09b David Low Way, proposed entry
Option 2

Figure 74: Model View From Vantage Point
Effect Magnitude: HIGH

«  overwhelming loss or addition of features in

the view, such that nature of view or

character of landscape is fundamentally

changed Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of

e Note: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment

+  significant contrast of any new features or

changes compared to existing and remaining

landscape

+  visual amenity of local residents or road
users substantially and permanently altered
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SPECIAL MEETING AGENDA
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

27 APRIL 2015

Note: VP0Sc included to allow consideration of

views through proposed access off David Low VPOQC DaVId LOW way’ proposed entry

Way, when approaching from north

Figure 75: Photo From Vantage Point

S =

Receptor Sensitivity: HIGH

«  not a scenic route, but route of high scenic
quality

«  views that are representative of local
character or sense of place

«  views from outside vicinity of site, but within
2.5km

«  sensitivity elevated as location currently
providing a transition point and a gateway
view into the site

would be located within.
% véetaﬁpﬂ, buffer

S 7 . .. \ - e
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SPECIAL MEETING AGENDA
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

27 APRIL 2015

Note: VP09c included to allow consideration of
views through proposed access off David Low
Way, when approaching from north

VPO09c David Low Way, proposed entry

Proposal
Figure 76: Model View From Vantage Point

Effect Magnitude: HIGH
+ overwhelming loss or addition of features in

the view, such that nature of view or

character of landscape is fundamentally

changed
+  significant contrast of any new features or Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of

changes compared to existing and remaining | Nate: potential articulation of rooftop not shown

landscape

«  visual amenity of local residents or road
users substantially and permanently altered

a potential development is not shown or accounted for in assessment
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP09c included to allow consideration of VPogc David Low Way, proposed entry

views through proposed access off David Low
Way, when approaching from north

Option 1
Figure 77: Model View From Vantage Point
Effect Magnitude: MODERATE
+  significant addition of features in the view,

such that nature of view or character of
landscape is altered

+ noticeable contrast of any new features or
changes compared to existing and remaining | Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of
landscape Note: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment
+  built form partially integrated such that
dominance of landscape elements remain
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

Note: VP09c included to allow consideration of VPogc David Low Way proposed entry
views through proposed access off David Low ’
Way, when approaching from north )
Option 2
Figure 78: Model View From Vantage Point
Effect Magnitude: HIGH
+ overwhelming loss or addition of features in
the view, such that nature of view or
character of landscape is fundamentally
changed
+  significant contrast of any new features or Note: actual planting is more permeable than it appears in model Note: extent of screening vegetation that may be provided as part of
thnges compared 1o existing and remaining  Ngte: potential articulation of rooftop not shown a potential development is not shown or accounted for in assessment
andscape

«  visual amenity of local residents or road
users substantially and permanently altered
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SPECIAL MEETING AGENDA
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

27 APRIL 2015

|
VP09a, VP09b, VP09c David Low Way, proposed entry

Table 14: Assessment Summary for VP09a

Receptor Impact Impact

Sensitivity Magnitude Significance

Proposal
(10st hotel)

Option 1
(6st hotel)

Option 2
(8st hotel)

Table 15: Assessment Summary for VP09b
Receptor Impact Impact
Sensitivity Magnitude Significance

Proposal
(10st hotel)

Option 1
(6st hotel)
Option 2
(8st hotel)

Summary

1. These vantage points are highly sensitive - David Low Way is one of the main routes into
Coolum and, particularly for the part that adjoins the subject site, offers a quality visual
experience that reinforces the character of Coolum. The sensitivity at this point is higher
than for other parts of David Low Way as the roundabout forms a key transition point/
gateway, and there are currently clear views into the site.

2. Both the Proposal and Option 2 would have high magnitude of impacts on views from all
three vantage points.

3. Option 1 would have a slightly reduced level of impact for VP09b and VP03c as the built
form, whilst prominent, would be better integrated with the landscape in that it would not
protrude above the tree canopy.

4. Additional landscaping along the entry road (through the median or either side) would
potentially reduce the visibility of built form and thus reduce impacts. Avoiding a direct line
of sight to built form (through variation to the horizontal alignment of the entry drive) would
also reduce potential impacts.

Table 16: Assessment Summary for VP09c

Receptor Impact Impact

Sensitivity Magnitude Significance

Proposal
(10st hotel)

Option 1
(6st hotel)
Option 2
(8st hotel)
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SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

e
VP10 David Low Way, north of site

Figure 79: Photo From Vantage Point

Receptor Sensitivity: MODERATE
«  road which is not a scenic route

«  representative of numerous quality views
from residential areas

«  views that are representative of local
character or sense of place

«  attention of pedestrian or driver would be
partially on navigating the crossing
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27 APRIL 2015

SPECIAL MEETING AGENDA
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments

Attachment 7 GHD Visual Impact Assessment Report - April 2015

VP10 David Low Way, north-west of site

Proposal

Figure 80: Model View From Vantage Point
Effect Magnitude: HIGH

+  recognising removal of some foreground
vegetation, there would be an overwhelming
addition of features in the view, such that
nature of view or character of landscape is

fundamentally changed
« visual amenity of viewer substantially and Note: actual planting is more permeable than it appears in model Note: potential articulation of rooftop not shown

permanently altered

A
iu". .1LLkl‘l ._a._

Sunshine Coast Regional Council SM Agenda Page 215 of 373



SPECIAL MEETING AGENDA 27 APRIL 2015
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments
Attachment 7 GHD Visual Impact Assessment Report - April 2015

VP10 David Low Way, north-west of site

Option 1
Figure 81: Model View From Vantage Point

Effect Magnitude: LOW
+  recognising removal of some foreground

vegetation, likely to be minor memorable

change to the view
+  built form well integrated such that landscape

is clearly dominant L . . . . .

Note: actual planting is more permeable than it appears in model Note: potential articulation of rooftop not shown

+ little permanent change to local character
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27 APRIL 2015

SPECIAL MEETING AGENDA
Item 4.1.1 Consideration of Proposed Planning Scheme Amendments

Attachment 7 GHD Visual Impact Assessment Report - April 2015

VP10 David Low Way, north-west of site
Option 2

Figure 82: Model View From Vantage Point
Effect Magnitude: HIGH

+  recognising removal of some foreground
vegetation, there would be an overwhelming
addition of features in the view, such that
nature of view or character of landscape is

fundamentally changed
« visual amenity of viewer substantially and Note: actual planting is more permeable than it appears in model Note: potential articulation of rooftop not shown

permanently altered
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SPECIAL MEETING AGENDA

Item 4.1.1 Consideration of Proposed Planning Scheme Amendments

Attachment 7 GHD Visual Impact Assessment Report - April 2015

27 APRIL 2015

Table 17: Assessment Summary for VP10

Receptor

Sensitivity

Proposal A
(12st hotel)

Option 1
(6st hotel)

Option 2
(8st hotel)

Impact
Magnitude

Impact
Significance

Moderate-Low

VP10 David Low Way, north-west of site

Summary

1.

This vantage point is moderately sensitive - David Low Way is one of the main routes into
Coolum and, particularly for the part that adjoins the subject site, offers a quality visual
experience that reinforces the character of the Yaroomba and Coolum area.

At this point at least part of the attention of both drivers and pedestrians will be on
navigating the crossing, and less so on the landscape.

From this route, parts of the Proposal (the western-most buildings) will be clearly visible
above, and through the roadside vegetation. As the roadside vegetation is such an
important part of the visual experience and the character of the area, visible development
will adversely affect those qualities.

The Proposal and Option 2 would have a high magnitude of impact, being partially
integrated with the landscape but also resulting in a noticeable contrast between built form
and the natural landscape such that the nature of the view will be altered.

For Option 1 it is unlikely that the built form would be visible above the vegetation, but will
be clearly visible through the vegetation, as such impacts would be low.

For the all scenarios, improving the landscape buffer could further reduce the magnitude
and significance of impacts.
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