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20 November 2006

The Chief Executive Officer

Maroochy Shire Council

PO Box 76

NAMBOUR  QLD  4560

Dear Sir,

SUBMISSION

MCU06/0086 – MATERIAL CHANGE OF USE

EXTENSION TO EXISTING SHOPPING COMPLEX

2 SUNCOAST BEACH DRIVE, MOUNT COOLUM

Syntac Pty Ltd has applied for a Material Change of Use for land at 2 Suncoast Beach Drive, Mount Coolum   The application describes the construction of a new supermarket building and additions to an existing building at the Mount Coolum Shopping Centre..  Development Watch supports this proposal in principle but we do have some concerns about its implementation.  Our concerns are set out below.

NEED

Development Watch believes that all applications of this type should demonstrate a community need for the facility proposed.  Such a demonstration should include a rationale for the timing of construction of the facility.  In this particular application, the Applicant has not argued that a new supermarket building is needed.  However, there is sufficient anecdotal evidence that the size of the present supermarket is barely adequate to satisfy present demand.   As this shopping centre is the closest to the partly developed Stockland “Boardwalk” development, expansion seems to be justified,

VISUAL AMENITY

Present Visual Amenity 

The current level of visual amenity in the vicinity of the shopping centre is poor.  Views of Mount Coolum from David Low Way are dominated by commercial buildings in the foreground.  Also, there are no street trees to soften the impact of the shopping centre.

The Rules

Maroochy Plan 2000 (MP2000) places considerable emphasis on improving visual amenity, both in general and also for any upgrading of this shopping centre.  Its Strategic Plan states:

· “Specific attention will be focussed on development in the vicinity of … isolated mountains such as … Coolum”. 

· “Council may request that it be demonstrated how a proposal on [a site] abutting … David Low Way … is to project an attractive image to motorists travelling along the … road.”

· “Council will seek to implement landscape works in the Shire’s major road reserves. Where a development site abuts a State controlled road, such landscaping is to be provided as part of the buffering for visual amenity …”

In specifying the “Statement of Desired Precinct Character” for the Mount Coolum Shopping Centre
, MP 2000 states:

· The maintenance and upgrading of the Centre and its facilities will be encouraged.
· New development should be in keeping with the scale and nature of a convenience level local centre. Premises should remain small-scale and low-rise but upgrading works should be carried out to improve the amenity of the centre and create some attractive and comfortable public space. This is likely to require on-site landscaping, streetscape works, refurbishment of existing premises and development of new premises.
The Proposal

Building Style.  Existing buildings have a gable roof style The proposed supermarket building has a skillion roof with a rectangular “modern” façade to David Low Way, around 22 metres long and 7.5 metres high.  This proposed façade is more appropriate to a large “homemaker centre” than a village shopping centre.  The applicant does not propose to refurbish the existing buildings.  This contrast in building styles would further degrade the visual amenity of the area.

Landscaping.  The applicant proposes landscaping in the vicinity of the new supermarket building only, increasing the contrast between the existing shopping area and the proposed supermarket.  A retouched photograph supplied by the applicant shows the proposed supermarket building and some of the landscaping.  A very large tree (which exists) conveniently hides the extensive blank northern façade of the building.  However, this tree would have to be removed to construct the supermarket!

And Another Thing

The view from the top of Mount Coolum is a major tourist asset for Maroochy Shire and must be protected.  Developments that detract from this view and draw the visitor’s eye from the natural beauty of the Sunshine Coast are unacceptable.  An excellent example of the adverse effect of a development on this view is the “Coolum Villas” residential development adjacent to the Mount Coolum Shopping Centre.  All walls and roofs of the 11 buildings (which contain 55 dwellings) are stark white.  The proposed supermarket should be unobtrusive when viewed from the top of Mount Coolum.

TRAFFIC FLOW

The proposed traffic flow arrangements throughout the shopping centre are not ideal.  A combination of one-way and dual flow is confusing.  In addition, the proposed (and present) arrangement where incoming traffic to the shopping centre can turn across the path of outgoing traffic has safety implications.  We suggest that the traffic flow be one-way only, circulating clockwise.  Vehicular access between the two existing buildings should be closed.

PUBLIC SPACE

The proposal makes no provision for public space.  As previously cited, MP2000 states that “… upgrading works should be carried out to improve the amenity of the centre and create some attractive and comfortable public space.”
  The appropriate time to do this upgrading is when the final stage of the shopping centre development is being carried out.  The ideal location for this public space is between the two existing buildings, which is presently a driveway.

SHOPPING TROLLEY BAYS

No provision is shown for shopping trolley bays.  These should be required and should be located throughout  the shopping centre.

NOISE

No provision for acoustic screening of air conditioning and refrigeration units is shown.  To protect the amenity of nearby residents, such screening should be provided.

RECOMMENDATIONS

Visual Amenity.  To improve the visual amenity of the Mount Coolum Shopping Centre, we recommend:

a) that Council requires the exterior design of the existing buildings and the proposed supermarket be compatible, preferably by maintaining a ‘village’ type façade throughout;

b) that Council requires the entire site be landscaped to reduce the impact of the shopping centre on views of Mount Coolum;

c) that Council requires street trees to be planted in accordance with Council standards along both David Low Way and Suncoast Beach Drive to improve the visual amenity of the area generally; and 

d) that Council requires the roof colours of the shopping centre be such that the building will not detract from the view from the top of Mount Coolum.

Traffic Flow.  A clockwise one-way traffic flow pattern should be used.

Public Space.  The area between the two existing buildings should be closed to traffic and used to provide an attractive, useful, public space.

Shopping Trolley Bays.  Shopping trolley bays should be provided throughout the shopping centre.

Noise.  The amenity of nearby residences should be protected by acoustic screening of refrigeration and air conditioning units.

Yours faithfully,

Brian Raison

President

DEVELOPMENT WATCH INC

Attachment 1:  View of Mount Coolum from David Low Way showing how shopping centre intrudes into view.
ATTACHMENT 1
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View of Mount Coolum from David Low Way showing how shopping centre intrudes into view.  It also illustrates the need for extensive landscaping and street trees to soften the impact on the view of the shopping centre.

� MP2000, Vol 2, Section 7.4.2 (2), page 36.


� MP2000 (August 2006), Vol 2, Section 7.4.3 (1), page 37.





� MP2000, Vol 2, Section 7.4.3 (3), page 37.





� MP2000, Vol 3, Section 3.10.4 (1), page 192.


� MP2000, Vol 3, Section 3.10.4 (1), page 192
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