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Executive Summary 
Kurraba Group Pty Ltd (the applicant) has submitted a State significant development application 
(SSDA) (SSD-63067458) seeking development consent from the Department of Planning, Housing 
and Infrastructure (DPHI) to construct a new health research facility (the proposal) on land located at 
74-108 Botany Road and 86-100 Wyndham Street, Alexandria (the site). 

To support the proposal, Ethos Urban in collaboration with Virtual Ideas and CMS Surveyors were 
engaged to prepare a visual impact assessment (VIA) to identify and determine the acceptability of 
the proposal’s likely visual impact by addressing the secretary’s environmental assessment 
requirements (SEARS) issued by DPHI for the proposal. 

That part of the visual catchment where the proposal is likely to be most visible is generally bound by: 

• north: where Botany Road pivots from a south-east direction to a more southerly direction in the 
vicinity of Chapel Lane, Alexandria 

• east: eastern side of Botany Road, Waterloo 

• south: where Botany Road crest a small rise between McEvoy Street and John Street, Alexandria / 
Waterloo 

• west: western end Wyndham Street, Alexandria. 

Survey aligned photomontages were prepared for 8 viewpoints in the public domain that represent 
the pattern of viewing. Informed by these photomontages, the VIA determined the proposal would 
have the following significance of visual impact: 

• Botany Road and Chapel Lane: low significance of visual impact 

• Botany Road and Raglan Street: low significance of visual impact 

• Botany Road and Wellington Street: low significance of visual impact 

• Botany Road and John Street: low significance of visual impact 

• Wyndham Street: high significance of visual impact 

• Alexandria Park: high significance of visual impact 

• Cope Street: low significance of visual impact 

• Gerard Street: low significance of visual impact. 

A finding of a significant visual impact is not determinative of the acceptability of a proposal. It is 
considered that the proposal has an acceptable visual impact for the following key reasons: 

• it has a visual impact that is consistent with what can be expected under the intent for this part of 
the Botany Road Corridor 

• it will not have a high significance of visual impact when seen from much of the more sensitive 
residential area to the west of the site 

• while visible from parts of this area, its impact will be acceptable due to it appearing only in part 
and above and behind lower scale building as well as vegetation, and in front of the taller Waterloo 
Metro Quarter will reduce this impact to an appropriate level 

• it has the capacity to incorporate appropriate visual impact mitigation measures such as elements 
that project or recess from the main façade that will mitigate impact on properties on the western 
side of Wyndham Street. 

As such, it is the conclusion of this VIA that the proposal can be supported on visual impact grounds. 
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Glossary 
 

Abbreviations 

Table 1 Abbreviations 

Abbreviation Meaning 

Applicant Kurraba Group Pty Ltd 

DPHI Department of Planning, Housing and Infrastructure 

FSR Floor space ratio 

GLVIA3 Guidelines for Landscape and Visual Impact Assessment (Third Edition) 

LEC Land and Environment Court of New South Wales 

LGA Local government area 

Proposal Health Research Facility 

Rose Bay Rose Bay Marina Pty Limited v Woollahra Municipal Council and anor [2013] 
NSWLEC 1046 

Site 74-108 Botany Road and 86-100 Wyndham Street, Alexandria 

SSDA State significant development application 

Tenacity Tenacity Consulting v Waringah [2004] NSWLEC 140 

VVIA View and visual impact assessment 

Key Terms 

Table 2 Key terms 

Term Meaning Source 

Characteristics Elements, or combinations of elements, which make a 
contribution to distinctive landscape character 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Elements Individual parts which make up the landscape, such as, for 
example, trees, hedges and buildings 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Feature Particularly prominent or eye-catching elements in the 
landscape, such as tree clumps, church towers or wooded 
skylines 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 



 
17 September 2024  |  View & Visual Impact Assessment  |  Proposed Health Research Facility  |  7 

Term Meaning Source 

Key 
characteristics 

Those combinations of elements which are particularly 
important to the current character of the landscape and help 
to give an area its particularly distinctive sense of place 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Landscape An area, as perceived by people, the character of which is the 
result of the action and interaction of natural and / or human 
factors 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Landscape 
character 

A distinct, recognisable and consistent pattern of elements in 
the landscape that makes one landscape different from 
another, rather than better or worse 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Magnitude A term that combines judgements about the size and scale of 
the effect, the extent of the area over which it occurs, 
whether it is reversible or irreversible and whether it is short 
or long term in duration 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Sensitivity A term applied to specific receptors, combining judgements 
of the susceptibility of the receptor to the specific type of 
change or development proposed and the value related to 
that receptor 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Significance A measure of the importance or gravity of the environmental 
effect, defined by significance criteria specific to the 
environmental topic 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Visual impact Effects on specific views and on the general visual amenity 
experienced by people 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 

Visual 
receptors 

Individuals and/or defined groups of people who have the 
potential to be affected by a proposal 

Landscape 
Institute and the 
Institute of 
Environmental 
Management & 
Assessment, 2013 
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1.0 Introduction 
Kurraba Group Pty Ltd (the applicant) has submitted a State significant development application 
(SSDA) (SSD-63067458) seeking development consent from the Department of Planning, Housing 
and Infrastructure (DPHI) to construct a new health research facility (the proposal) on land located at 
74-108 Botany Road and 86-100 Wyndham Street, Alexandria (the site). 

1.1 Purpose of this visual impact assessment 

The purpose of this visual impact assessment (VIA) is to support this SSDA by identifying and 
determining the acceptability of the proposal’s likely visual impact by addressing the secretary’s 
environmental assessment requirements (SEARS) issued by DPHI for the proposal as shown in the 
below table. 

 

Table 3 Secretary’s environmental assessment requirements 

Issue Assessment Requirements Documentation 

5. Environmental 
Amenity 

• Assess amenity impacts on the surrounding locality, 
including…visual amenity, view loss and view sharing... A 
high level of environmental amenity for any 
surrounding residential or other sensitive land uses 
must be demonstrated 

• View Analysis 

6: Visual Impact • Provide a visual analysis of the development from key 
viewpoints, including photomontages or perspectives 
showing the proposed and likely future development 

• Where the visual analysis has identified potential for 
significant visual impact, provide a visual impact 
assessment that addresses the impacts of the 
development on the existing catchment 

• Visual Analysis 
• Visual Impact 

Assessment 

1.2 Structure of this visual impact assessment 

This VIA has the following structure: 

• Part 1 – Introduction: identifies the purpose and structure of this VIA 

• Part 2 – The site and its context: identifies and describes the site and its context 

• Part 3 – The proposal: outlines the proposal 

• Part 4 – Planning framework: identifies relevant parts of the planning framework to VIA 

• Part 5 – Method: outlines the methodology used in the VIA 

• Part 6 – View and visual analysis: identifies and describes the visual catchment, including its 
visual characteristics and the pattern of viewing, as well as the key issues affecting the proposal 

• Part 7 – Visual impact assessment: identifies and assesses the proposal’s potential visual impact 

• Part 8 – Discussion of key issues: discusses key issues 

• Part 9 – Mitigation measures: recommends mitigations measures 

• Part 10 – Conclusion: identifies whether the proposal can be supported on visual impact grounds 

• Appendices: provides a copy of the visual impact evidence upon which this VIA relies. 

This VIA forms part of a larger suite of documents prepared to support the proposal. It does not 
repeat matters that are more appropriately covered in these documents. As such, it should be read 
together with these other documents, in particular planning and urban design documentation. 
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2.0 The site and its context 
The site is located at 74-108 Botany Road and 86-100 Wyndham Street, Alexandria (commonly 
referred to as 100 Botany Road). The site is made up of 6 different allotments and has a total 
approximate area of 5,350.6sqm. The following lots make up the site:  

• Lot 2 DP 136012 

• Lot 11 DP 219505 

• Lot 11 DP 135914  

• Lot 2 DP 659166 

• Lot 1 DP 510091  

• Lot 3 DP 1146614. 

The site has frontage to Botany Road to the east and Wyndham Street to the west. Part of Wyndham 
Lane runs through the middle of the site. Refer to the below figure for an aerial photograph of the 
site. 

 
Figure 1 Aerial photograph of site 

Source: Nearmap and Ethos Urban 

Note: site boundaries are shown in red 

 

The site forms part of the recently rezoned Botany Road Precinct which is intended to be 
transformed into a vibrant mixed-use precinct that will accommodate employment growth in the 
Redfern-Waterloo area. Refer to the below figures for an aerial photograph of the boundaries of the 
Botany Road Corridor. 
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Figure 2 Aerial photograph of the boundaries of the Botany Road Corridor 

Source: City of Sydney 

 

3.0 The proposal 
The proposal is for redevelopment of the site for a new health research facility. Specifically, the SSDA 
seeks approval for: 

• demolition of all existing buildings, site preparation and remediation works 

• bulk excavation to create 2 levels of basement with access from Wyndham Street, including 
allowance for a below ground Proton Therapy Cancer Treatment Centre, car parking, loading and 
services 

• construction and use of two (2) new health research buildings. One (1) building is proposed along 
Botany Road which has a stepped built form and is between seven (7) and eleven (11) storeys in 
height. One (1) building is proposed along Wyndham Street which is five (5) storeys in height. The 
two (2) buildings will include the following: 

– ground floor lobby and retail uses fronting Botany Road and Wyndham Street 

– Proton Therapy patient lobby from Wyndham Street 

– various laboratories, write up areas and office spaces 

– a series of outdoor landscaped terraces within the Botany Road building 

– One (1) rooftop plant level on each building 

• landscaping and public domain works including:  

– construction and extension of Wyndham Lane as a shared laneway 
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– construction of a pedestrian network including 2 pathways from Botany Road and an east-west 
through-site link 

• extension and augmentation of services and utilities to the development, as required. 

Refer to the Environmental Impact Statement (EIS) for a detailed description of the proposed 
development. The following figures show artist impressions of the proposal. 

  
Figure 3 Artist impression of the proposal as seen from Botany Road 

Source: Gensler 

4.0 The planning framework 
As detailed local planning provisions, sections 2.13.13 ‘Botany Road Precinct’ and section 5.10 ‘Botany 
Road Precinct’ of the Sydney Development Control Plan 2012 (SDCP 2012) are the parts of the 
planning framework of greatest relevance to visual impact matters. While under the Environmental 
Planning and Assessment Act 1979 (EP&A Act) development control plans do not apply to SSDA, it is 
best practice to consider their provisions.  

Overall, the SDCP 2012 seeks the transformation of the precinct. Section 5.10.2 ‘Land use’ states:  

• ‘The Precinct is an area in transition and will evolve into a vibrant commercial precinct, supporting 
a diverse range of businesses and employment generating land uses’. 

As can be seen in Figure 5.256 ‘Street Cross Section – Botany Road (North)’, development of 
considerable scale is envisaged. This intent can also be seen in the ‘Botany Road Corridor Vision’ 
contained in the Botany Road Corridor Urban Design Study prepared by Tonkin Zulaikha Greer 
Architects (March 2021) on behalf of the City of Sydney and publicly exhibited as part of the planning 
proposal. 
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Figure 4 Botany Road Corridor Vision 

Source: Tonkin Zulaikha Greer Architects 

 

5.0 Method 
As has been noted, the purpose of VIA is to identify and determine the acceptability of a proposal’s 
likely visual view impact by addressing the SEARS. 

VIA is a highly complex area that involves qualitative and professional value judgements. While there 
is a wealth of guidance documents, there is currently no universally agreed, national level guideline 
for VIA in Australia (AILA, 2019). As noted by the Land and Environment Court of New South Wales in 
Rose Bay Marina Pty Limited v Woollahra Municipal Council and anor [2013] NSWLEC 1046 (Rose Bay), 
the key to addressing this challenge is to adopt a rigorous methodology. 

With reference to its purpose, the method used by this VIA has the following key steps: 

1. Undertake visual analysis 

2. Prepare survey aligned photomontages 

3. Assess significance of visual impact 

4. Determine acceptability of visual impact. 
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5.1 Visual analysis 

This stage involves the following key steps: 

• identify the visual catchment (the area in which the proposal may be seen in whole or in part) 

• identify the visual characteristics of the visual catchment, including its social and cultural value 

• identify visual receptors (people who ordinarily use the visual catchment), including the number of 
people, the type of people and they type of activities they ordinarily engage in 

• identify the pattern of viewing 

• identify the key issues to be addressed by the VIA 

• identify viewpoints in the visual catchment’s public domain that enable the key issues to be 
addressed. 

The methodological basis underpinning this stage is derived from the international standard 
‘Guidelines for Landscape and Visual Impact Assessment – third edition’ (GLVIA3) (Landscape Institute 
and Institute of Environmental Management & Assessment, 2013). The GLVIA3 is widely referenced in 
VIA in Australia (AILA, 2019). It is more versatile for a range of contexts in particular those of an urban 
nature compared to other commonly referenced but more highly specialised guidance such as that 
prepared by the US Forestry Service. Where appropriate, the VIA also has regard to other VIA 
guidance including the planning principle established by the NSW Land and Environment Court in 
Rose Bay Marina Pty Limited v Woollahra Municipal Council and anor [2013] NSWLEC 1046 (Rose 
Bay),‘Topic Paper 6 – Techniques and criteria for judging capacity and sensitivity’ (the Countryside 
Agency and Scottish Natural Heritage, 2014) and the ‘Guideline for landscape character and visual 
impact assessment’ (TfNSW, 2023). 

5.2 Survey aligned photomontages 

To inform the qualitative and professional value judgements made in this VIA, an evidence base of 
survey aligned photomontages for viewpoints representative of the site were prepared in accordance 
with the NSW Land and Environment Court ‘Photomontage Policy’. This represents the highest 
possible standard of accuracy for visual representation, and is based on on-site survey and 
photographic and specialist software work. Appendix A provides further detail on the methodology 
used. Where appropriate, reference has also been made to 3D simulated views and other 
photography taken by others are readily available in the public domain. Due to their approved status, 
the photomontages include development within the adjacent Waterloo Metro Quarter. Where the 
capture of horizontal context is important to informing a judgement about acceptability of visual 
impact, a 24mm camera lens focal length has been selected for the photomontages. Where this is 
less important, a 50mm camera lens focal length has been selected. 

5.3 Significance of visual impact 

As with visual analysis, the methodological basis for this stage is derived from the GLVIA3. This is 
focussed on the significance of visual impact based on the factors of sensitivity of the visual 
catchment to the nature of change proposed and the magnitude of the nature of change proposed.  

To assist in providing a level of consistency to the assessment of sensitivity, magnitude and 
significance, the VIA uses a series of matrix tables. The following table identifies the considerations 
that inform the factors of sensitivity magnitude. 

Table 4 Factors of sensitivity and magnitude 

Sensitivity Magnitude 

• Cultural and social value of the view 
• The prevailing type of people ordinarily 

exposed to the view 
• The prevailing number of people ordinarily 

exposed to the view 

• Scale of change (eg, compatibility with 
existing visual character) 

• Geographical extent of the area influenced 
• Duration and / or reversibility of the change 
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No pre-determined weighting is given to each factor. Rather, where one factor strongly influences the 
assessment, weighting is be discussed in the context of a particular view. 

Significance is expressed in terms of how the proposal may ordinarily be perceived by people on a 
five-point qualitative scale: 

• negligible significance of impact 

• low significance of impact 

• moderate significance of impact 

• high significance of impact 

• major significance of impact. 

There is no pre-determined definition of what the difference between each of these findings. Rather, 
as has been noted, it is inherently subjective and varied according to the nature of each view. In this 
regard the GLVIA3 makes the following observation: 

• ‘There are no hard and fast rules about what makes a significant effect, and there cannot be a 
standard approach since circumstances vary with the location and context and with the type of 
proposal. In making a judgement about the significance of visual effects the following points 
should be noted: 

– Effects on people who are particularly sensitive to changes in views and visual amenity are more 
likely to be significant 

– Effects on people at recognised and important viewpoints or from recognised scenic routes are 
more likely to be significant 

– Large-scale changes which introduce new, non-characteristic or discordant or intrusive 
elements into the view are more likely to be significant than small changes or changes involving 
features already present within the view’. 

5.4 Determine acceptability of visual impact 

Determination of significance does not automatically equate to unacceptability. Rather, acceptability 
is determined by consideration of a broader range of matters, in particular the key issues identified as 
part of this VIA, the scope of the SEARS and with reference to relevant parts of the planning 
framework. 

5.5 Assumptions, limitations and exclusions 

In addition to any others expressed in the relevant part of this VIA, the following key assumptions, 
limitations and exclusions apply to this VIA: 

• it is assumed that all inputs from other parties, including the urban design team, are accurate 

• as the proposal is not for strata titled residential uses or involve extensive alteration of natural 
landform or removal of native bushland, for the purposes of magnitude assessment the proposal is 
considered to be ongoing but capable of being reversed (ie, demolished and the land remediated 
to its current or near its current state) 

• to enable a focus on assessment of scale and form, architectural and landscaping detail has not 
been included in the photomontages 

• as with all VIA, there is considerable interplay between planning, design and visual impact matters. 
As such, while the VIA touches on matters such as character, size and scale, due regard should be 
given to other relevant documents for full address of these matters 

• while photomontages provide an indication of likely future visual environment, they can only 
provide an approximation of the rich visual experience enabled by the human eye. As they are 
based on photographs, the same limitations that apply to photography, including optical 
distortion, apply (refer to Attachment A for further detail) 

• detailed consideration of heritage, including impact on values and significance, is excluded 
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• consideration of impact on Aboriginal cultural heritage values associations is excluded. This is only 
appropriately undertaken by a member or member or qualified representative of the Aboriginal 
community 

• consideration of night-time impact, including lighting, is excluded. 

6.0 View and visual analysis 
6.1 The site 

The visual character of sites are shaped by the interplay of the following attributes: 

• natural environment 

• built environment. 

6.1.1 Natural environment 

Topography 

The site is generally level.  

Vegetation 

As it is entirely occupied by buildings and hardstand, the site does not contain vegetation.  

6.1.2 Built environment 

Public domain 

The site is bordered to the east by Botany Road and to the west by Wyndham Street. It also contains 
part of Wyndham Lane, which is a narrow, U-shaped laneway that has access to and from Wyndham 
Street. 
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Figure 5 Wyndham Lane 

Source: Ethos Urban 

 

Land use and built form 

The site is occupied by commercial, retail, office and light industrial uses. 

Buildings are single and double storey brick buildings dating from the 20th century. They are not 
identified in the SLEP 2012 as heritage items or within a heritage conservation area. 

The buildings fronting Botany Road are 1-2 storeys in height. The Wyndham Street frontage is 
occupied by single and double storey buildings and features a range of commercial and. 

The following figure shows buildings fronting Botany Road. 
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Figure 6 The site as seen from Botany Road 

Source: REA Group Ltd 

 

6.2 Visual catchment 

The visual catchment is that part of the public domain from where the proposal may ordinarily visible 
by people, either in totality or in part, and as such has a visual connection with the site.  

The extent of the visual catchment is influenced by an interplay of a number of factors including 
topography, buildings and structures and vegetation. 

That part of the visual catchment where the proposal is likely to be most visible is generally bound by: 

• north: where Botany Road pivots from a south-east direction to a more southerly direction in the 
vicinity of Chapel Lane, Alexandria 

• east: eastern side of Botany Road, Waterloo 

• south: where Botany Road crest a small rise between McEvoy Street and John Street, Alexandria / 
Waterloo 

• west: western end Wyndham Street, Alexandria. 

While it is possible that parts of the proposal may be visible outside these boundaries, it is likely to not 
be prominent in the landscape. 

6.3 Visual characteristics of the visual catchment 

As with sites, the visual character of the visual catchment is also shaped by the interplay of the natural 
environment and built environment. The Botany Road Corridor Urban Design Study (Tonkin Zulaikha 
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Greer Architects, March 2021) provides a comprehensive and detailed overview of the overall 
character of much of the visual catchment. 

6.3.1 Natural environment 

Topography 

The immediately surrounding part of the visual catchment is largely level. Land slopes upwards from 
the level of the site to the north in the vicinity of Chapel Lane and to the south in the vicinity of John 
Street. This establishes the visual boundaries of this particular part of Botany Road. 

Vegetation 

Most vegetation in the visual catchment comprises street tree plantings and plantings within private 
property.  

6.3.2 Built environment 

Public domain 

The visual catchment is dominated by Botany Road. In this location Botany Road comprises 4 travel 
lanes and adjoining bitumen paved footpath areas with minimal street tree plantings.  

Land use and built form 

At present, surrounding development along Botany Road comprises commercial developments, 
including food and drink, offices, retail and light industrial buildings (refer below figure). Shop top 
housing developments and residential developments are located further away from the site towards 
Redfern Station and Green Square Station. Building heights vary between 1 and 3 storeys for 
commercial buildings and up to 5 storeys for residential and shop top housing developments.  

 
Figure 7 Existing development on Botany Road 

Source: REA Group Ltd 
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One and two storey terrace dwellings are located to the south of the site along Wyndham Street. 

To the west of Wyndham Street is the Alexandria Park Heritage Conservation Area which consists of 
low density detached and semi-detached terraces, generally one or two storeys in height (refer below 
figure). 

 
Figure 8 Development adjacent the site on the western side of Wyndham Street 

Source: Domain Group 

 

Land opposite the site to the east has been approved and is under construction for the Waterloo 
Metro Quarter (refer below figure). This will transform the built scale if this part of the Botany Road 
Corridor.  
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Figure 9 Artist impression of the Waterloo Metro Quarter as seen from Cope Street 

Source: Hassell 

 

6.4 Visual receptors 

6.4.1 Type of people 

There are a number of different types of people exposed to views: 

• residents at home 

• communities where views contribute to the landscape setting enjoyed by residents in the area 

• people, whether residents or visitors, who are engaged in outdoor recreation, including use of 
public footpaths, whose attention or interest is likely to be focused on the landscape and on 
particular views 

• travellers on road, rail or other transport routes 

• travellers on road, rail or other transport routes where travel involves recognised scenic routes 

• visitors to heritage assets, or to other attractions, where views of the surroundings are an 
important contributor to the experience 

• visitors to facilities or services (eg, shops, offices, cafes) that meet their day to day needs  

• people engaged in outdoor sport or recreation which does not involve or depend upon 
appreciation of views of the landscape 

• people at their place of work whose attention may be focused on their work or activity, not on their 
surroundings, and where the setting is not important to the quality of working life. 

While ultimately a personal matter and as such variable, for the purposes of visual analysis each type 
of person can be considered to have a different level of overall sensitivity to change in their visual 
environment on a spectrum ranging from higher to lower as shown in the below table. 
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Table 5 Visual receptor sensitivity 

Level of likely 
sensitivity to change 

Type of visual receptor 

Higher • Residents at home 
• People, whether residents or visitors, who are engaged in outdoor 

recreation, including use of public footpaths, whose attention or interest 
is likely to be focused on the landscape and on particular views 

• Travellers on road, rail or other transport routes where travel involves 
recognised scenic routes 

• Visitors to heritage assets, or to other attractions, where views of the 
surroundings are an important contributor to the experience 

• Communities where views contribute to the landscape setting enjoyed 
by residents in the area 

Lower • Travellers on road, rail or other transport routes 
• Visitors to facilities or services (eg, shops, offices, cafes) that meet their 

day to day needs  
• People engaged in outdoor sport or recreation which does not involve or 

depend upon appreciation of views of the landscape 
• People at their place of work whose attention may be focused on their 

work or activity, not on their surroundings, and where the setting is not 
important to the quality of working life 

 

The below table identifies the prevailing type of person in the visual catchment and their sensitivity to 
the nature of change proposed. 

 

Table 6 Prevailing type of person in the visual catchment and their sensitivity to the nature of 
change proposed 

Direction Prevailing type of person Sensitivity to the 
nature of change 
proposed 

North Travellers on Botany Road Low 

South Travellers on Botany Road Low 

West Residents at home High 

East Travellers using the Waterloo Metro Station and visitors to 
facilities or services within the future Cope Street activity 
centre (note as the opening of the Metro Station 
imminent, the future condition he been selected as the 
baseline) 

Low – medium 

Number of people 

The below table identifies the prevailing number of people in the visual catchment. 
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Table 7 Prevailing number of people in the visual catchment 

Direction Prevailing type of person 
Prevailing 
number 

North Travellers on Botany Road High 

South Travellers on Botany Road High 

West Residents at home Medium 

East Travellers using the Waterloo Metro Station and visitors to 
facilities or services within the future Cope Street activity 
centre (note as the opening of the Metro Station imminent, 
the future condition he been selected as the baseline) 

High 

6.5 Pattern of viewing  

The way in which visual receptors typically experience the visual catchment is called the ‘pattern of 
viewing’. 

Views can typically be seen at closer or longer range. There are not universal standards as to what 
constitutes the numerical boundaries between these ranges. Rather, they are relative to each other.  

It is considered that the pattern of viewing for the proposal is generally as follows: 

• in the closer to longer range to the north and south by travellers on Botany Road 

• in the closer to medium range to the west by residents at home 

• in the closer to medium range to the east by travellers using the Waterloo Metro Station and 
visitors to facilities or services within the future Cope Street activity centre. 

6.6 Significance of visual impact 

The SEARS require that the visual analysis: 

• identify whether the proposal has potential for significant visual impact 

• where this occurs, provide a visual impact assessment that addresses the impacts of the 
development on the visual catchment. 

Under the GLVIA3 significance is defined as: 

• ‘a measure of the importance or gravity of the environmental effect, defined by significance criteria 
specific to the environmental topic’. 

The significance criteria adopted are sensitivity and magnitude, including their component factors. 

The proposal is considered to have the potential for significant visual impact when considered against 
these criteria and factors as follows: 

Sensitivity 

• Number of people: although their level of interest or attention in views and visual amenity is likely 
to be low, the proposal will nonetheless ordinarily be seen by a large number of people travelling 
on Botany Road and the Waterloo Metro Station and visitors to facilities or services within the 
future Cope Street activity centre 

Magnitude 

• Size and scale: while comparable or lesser than buildings within the Waterloo Metro Quarter, the 
proposal nonetheless inherently has considerable size. 

As such, based on the SEARS, a VIA is justified. 

It is noted that significance: 
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• is not absolute but rather relative on a qualitative spectrum corresponding to perception in the 
view and ranging from negligible to dominant 

• does not automatically equate to an adverse impact, with higher significance impacts having the 
potential to be positive 

• does not automatically equate to unacceptability of impact, as this is determined through 
assessment against relevant parts of the planning framework. 

6.6.1 Private domain views 

There is unlikely to be the presence of views from the private domain within the visual catchment to 
iconic or highly valuable landscape elements as understood by Tenacity (eg, Sydney Harbour, the 
Sydney Harbour Bridge)due to: 

• distance to these elements  

• a largely flat, relatively lower lying topography compared to locations that include these elements 

• most private dwellings being located in lower rise forms (eg, terraces, lower-rise apartment 
buildings) which does not overcome this topography. 

The arrangement of the public domain, built form and vegetation means that views from the private 
domain within the visual catchment are highly likely to be local.  

In particular, the arrangement of streets running parallel to Botany Road together with the dense 
arrangement of built form and frequency of mature trees west of Wyndham Street means that views 
are highly localised in this area. The exception to this are properties fronting the western side of 
Wyndham Street that will have views across the street to the site. 

Existing higher-rise apartment buildings within the Waterloo Estate and the under construction or 
approved higher-rise apartment buildings within the Metro Quarter will have views over the site 
generally in a western direction. From lower levels these are likely to be local views to Alexandria and 
surrounds. From higher levels they are likely to extent further west to include other parts of western 
Sydney. towards western parts of Sydney. These views will not take in iconic or iconic or highly 
valuable landscape elements as understood by Tenacity. The main impact of the proposal will be to 
block parts of these views from lower levels. It is noted that due to the proposal’s high-level 
compliance with planning controls these impacts could reasonably be expected. 

As such, the level of view impact to these properties is considered acceptable and further more 
detailed assessment is not considered necessary. 

6.7 Key issues  

Based on review of the site, its context, the proposal, the planning framework and the SEARS, the 
following are the key issues that need to be considered by the VIA: 

1. Impact on the Botany Road Corridor 

2. Impact on the residential area to the west of Wyndham Street 

3. Impact on the future Cope Street activity centre. 

6.8 Viewpoints  

The nature and extent of visual impact changes with a person’s location in the landscape (viewpoint) 
based on factors such as direction, distance and angle of viewpoint and duration of visibility (eg, static 
or moving). As there is a near infinite number of viewpoints, a selection of viewpoints to form the 
basis of the VIA is required. In this regard, the GLVIA3 provides the following guidance: 

• ‘The viewpoints used need to cover as wide a range of situations as is possible, reasonable and 
necessary to cover the likely significant effects. It is not possible to give specific guidance on the 
appropriate number of viewpoints since this depends on the context, the nature of the proposal 
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and the range and location of visual receptors. The emphasis must always be on proportionality in 
relation to the scale and nature of the development proposal and its likely significant effects’. 

As can be seen, the focus is on achieving a balance between adequacy of coverage and 
reasonableness. 

Informed by this the following table identifies the viewpoints that have been selected for assessment 
as part of this VIA, including the reason for this selection. 

 

Table 8 Viewpoints 

Ref. Location Reason 

1.  Botany Road and Chapel Lane Compatibility with desired future character of 
the Botany Road Corridor 

2.  Botany Road and Raglan Street Compatibility with desired future character of 
the Botany Road Corridor 

3.  Botany Road and Wellington Street Compatibility with desired future character of 
the Botany Road Corridor 

4.  Botany Road and John Street Compatibility with desired future character of 
the Botany Road Corridor 

5.  Wyndham Street Impact on Wyndham Street, which includes 
lower density residential dwellings 

6.  Alexandria Park Impact on heritage listed Alexandria Park 

7.  Cope Street Impact on planned future activity street 

8.  Gerard Street Impact on Alexandria heritage conservation 
area 
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Figure 10 Viewpoints 

Source: Virtual Ideas 
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7.0 Visual impact assessment 
7.1 Viewpoint 1: Botany Road and Chapel Lane 

7.1.1 Existing view 

 
Figure 11 Existing view  

Source: Virtual Ideas 
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7.1.2 Likely future view 

 
Figure 12 Likely future view 

Source: Virtual Ideas 

Note: white represents the proposal, and yellow represents approved development on the Waterloo Metro 
Quarter 
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7.1.3 Magnitude of the nature of change proposed 

The following table assesses the magnitude of the nature of change proposed. 

 

Table 9 Magnitude of the nature of change proposed 

 

Duration and reversibility 

Ongoing and 
irreversible 

Ongoing 
capable of 
being 
reversed 

Limited life (5 
– 10 years) 

Limited life (< 
5 years) 

Si
ze

 a
n

d
 s

ca
le

 o
f 

ch
an

g
e 

Major change over wide 
area 

Dominant Considerable Considerable Noticeable 

Major change over 
restricted area, or 
Moderate change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate change over 
restricted area; or 
Minor change over a wide 
area 

Considerable Noticeable Noticeable Perceptible 

Minor change over a 
restricted area; or 
Insignificant change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible change Imperceptible Imperceptible Imperceptible Imperceptible 

7.1.4 Significance of visual impact 

The following table assesses the significance of visual impact. 

 

Table 10 Significance of visual impact 

 

Magnitude 

Dominant Considerable Noticeable Perceptible Imperceptible 

Se
n

si
ti

vi
ty

 High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.2 Viewpoint 2: Botany Road and Raglan Street 

7.2.1 Existing view 

 
Figure 13 Existing view  

Source: Virtual Ideas 
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7.2.2 Likely future view 

 
Figure 14 Likely future view 

Source: Virtual Ideas 

Note: white represents the proposal, and yellow represents approved development on the Waterloo 
Metro Quarter 
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7.2.3 Magnitude of the nature of change proposed 

The following table assesses the magnitude of the nature of change proposed. 

 

Table 11 Magnitude of the nature of change proposed 

 

Duration and reversibility 

Ongoing and 
irreversible 

Ongoing 
capable of 
being 
reversed 

Limited life (5 
– 10 years) 

Limited life (< 
5 years) 

Si
ze

 a
n

d
 s

ca
le

 o
f 

ch
an

g
e 

Major change over wide 
area 

Dominant Considerable Considerable Noticeable 

Major change over 
restricted area, or 
Moderate change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate change over 
restricted area; or 
Minor change over a wide 
area 

Considerable Noticeable Noticeable Perceptible 

Minor change over a 
restricted area; or 
Insignificant change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible change Imperceptible Imperceptible Imperceptible Imperceptible 

7.2.4 Significance of visual impact 

The following table assesses the significance of visual impact. 

 

Table 12 Significance of visual impact 

 

Magnitude 

Dominant Considerable Noticeable Perceptible Imperceptible 

Se
n

si
ti

vi
ty

 High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
  



 
17 September 2024  |  View & Visual Impact Assessment  |  Proposed Health Research Facility  |  32 

7.3 Viewpoint 3: Botany Road and Wellington Street 

7.3.1 Existing view 

 
Figure 15 Existing view  

Source: Virtual Ideas 
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7.3.2 Likely future view 

 
Figure 16 Likely future view 

Source: Virtual Ideas 

Note: white represents the proposal, and yellow represents approved development on the Waterloo 
Metro Quarter 
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7.3.3 Magnitude of the nature of change proposed 

The following table assesses the magnitude of the nature of change proposed. 

 

Table 13 Magnitude of the nature of change proposed 

 

Duration and reversibility 

Ongoing and 
irreversible 

Ongoing 
capable of 
being 
reversed 

Limited life (5 
– 10 years) 

Limited life (< 
5 years) 

Si
ze

 a
n

d
 s

ca
le

 o
f 

ch
an

g
e 

Major change over wide 
area 

Dominant Considerable Considerable Noticeable 

Major change over 
restricted area, or 
Moderate change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate change over 
restricted area; or 
Minor change over a wide 
area 

Considerable Noticeable Noticeable Perceptible 

Minor change over a 
restricted area; or 
Insignificant change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible change Imperceptible Imperceptible Imperceptible Imperceptible 

7.3.4 Significance of visual impact 

The following table assesses the significance of visual impact. 

 

Table 14 Significance of visual impact 

 

Magnitude 

Dominant Considerable Noticeable Perceptible Imperceptible 

Se
n

si
ti

vi
ty

 High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.4 Viewpoint 4: Botany Road and John Street 

7.4.1 Existing view 

 
Figure 17 Existing view  

Source: Virtual Ideas 
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7.4.2 Likely future view 

 
Figure 18 Likely future view 

Source: Virtual Ideas 

Note: white represents the proposal, and yellow represents approved development on the Waterloo 
Metro Quarter 
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7.4.3 Magnitude of the nature of change proposed 

The following table assesses the magnitude of the nature of change proposed. 

 

Table 15 Magnitude of the nature of change proposed 

 

Duration and reversibility 

Ongoing and 
irreversible 

Ongoing 
capable of 
being 
reversed 

Limited life (5 
– 10 years) 

Limited life (< 
5 years) 

Si
ze

 a
n

d
 s

ca
le

 o
f 

ch
an

g
e 

Major change over wide 
area 

Dominant Considerable Considerable Noticeable 

Major change over 
restricted area, or 
Moderate change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate change over 
restricted area; or 
Minor change over a wide 
area 

Considerable Noticeable Noticeable Perceptible 

Minor change over a 
restricted area; or 
Insignificant change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible change Imperceptible Imperceptible Imperceptible Imperceptible 

7.4.4 Significance of visual impact 

The following table assesses the significance of visual impact. 

 

Table 16 Significance of visual impact 

 

Magnitude 

Dominant Considerable Noticeable Perceptible Imperceptible 

Se
n

si
ti

vi
ty

 High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.5 Viewpoint 5: Wyndham Street 

7.5.1 Existing view 

 
Figure 19 Existing view  

Source: Virtual Ideas 
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7.5.2 Likely future view 

 
Figure 20 Likely future view 

Source: Virtual Ideas 

Note: white represents the proposal, and yellow represents approved development on the Waterloo 
Metro Quarter 
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7.5.3 Magnitude of the nature of change proposed 

The following table assesses the magnitude of the nature of change proposed. 

 

Table 17 Magnitude of the nature of change proposed 

 

Duration and reversibility 

Ongoing and 
irreversible 

Ongoing 
capable of 
being 
reversed 

Limited life (5 
– 10 years) 

Limited life (< 
5 years) 

Si
ze

 a
n

d
 s

ca
le

 o
f 

ch
an

g
e 

Major change over wide 
area 

Dominant Considerable Considerable Noticeable 

Major change over 
restricted area, or 
Moderate change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate change over 
restricted area; or 
Minor change over a wide 
area 

Considerable Noticeable Noticeable Perceptible 

Minor change over a 
restricted area; or 
Insignificant change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible change Imperceptible Imperceptible Imperceptible Imperceptible 

7.5.4 Significance of visual impact 

The following table assesses the significance of visual impact. 

 

Table 18 Significance of visual impact 

 

Magnitude 

Dominant Considerable Noticeable Perceptible Imperceptible 

Se
n

si
ti

vi
ty

 High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.6 Viewpoint 6: Alexandria Park 

7.6.1 Existing view 

 
Figure 21 Existing view  

Source: Virtual Ideas 
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7.6.2 Likely future view 

 
Figure 22 Likely future view 

Source: Virtual Ideas 

Note: white represents the proposal, and yellow represents approved development on the Waterloo 
Metro Quarter 

  



 
17 September 2024  |  View & Visual Impact Assessment  |  Proposed Health Research Facility  |  43 

7.6.3 Magnitude of the nature of change proposed 

The following table assesses the magnitude of the nature of change proposed. 

 

Table 19 Magnitude of the nature of change proposed 

 

Duration and reversibility 

Ongoing and 
irreversible 

Ongoing 
capable of 
being 
reversed 

Limited life (5 
– 10 years) 

Limited life (< 
5 years) 

Si
ze

 a
n

d
 s

ca
le

 o
f 

ch
an

g
e 

Major change over wide 
area 

Dominant Considerable Considerable Noticeable 

Major change over 
restricted area, or 
Moderate change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate change over 
restricted area; or 
Minor change over a wide 
area 

Considerable Noticeable Noticeable Perceptible 

Minor change over a 
restricted area; or 
Insignificant change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible change Imperceptible Imperceptible Imperceptible Imperceptible 

7.6.4 Significance of visual impact 

The following table assesses the significance of visual impact. 

 

Table 20 Significance of visual impact 

 

Magnitude 

Dominant Considerable Noticeable Perceptible Imperceptible 

Se
n

si
ti

vi
ty

 High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.7 Viewpoint 7: Cope Street 

7.7.1 Existing view 

 
Figure 23 Existing view  

Source: Virtual Ideas 
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7.7.2 Likely future view 

 
Figure 24 Likely future view 

Source: Virtual Ideas 

Note: white represents the proposal, and yellow represents approved development on the Waterloo 
Metro Quarter 
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7.7.3 Magnitude of the nature of change proposed 

The following table assesses the magnitude of the nature of change proposed. 

 

Table 21 Magnitude of the nature of change proposed 

 

Duration and reversibility 

Ongoing and 
irreversible 

Ongoing 
capable of 
being 
reversed 

Limited life (5 
– 10 years) 

Limited life (< 
5 years) 

Si
ze

 a
n

d
 s

ca
le

 o
f 

ch
an

g
e 

Major change over wide 
area 

Dominant Considerable Considerable Noticeable 

Major change over 
restricted area, or 
Moderate change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate change over 
restricted area; or 
Minor change over a wide 
area 

Considerable Noticeable Noticeable Perceptible 

Minor change over a 
restricted area; or 
Insignificant change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible change Imperceptible Imperceptible Imperceptible Imperceptible 

7.7.4 Significance of visual impact 

The following table assesses the significance of visual impact. 

 

Table 22 Significance of visual impact 

 

Magnitude 

Dominant Considerable Noticeable Perceptible Imperceptible 

Se
n

si
ti

vi
ty

 High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.8 Viewpoint 8: Gerard Street 

7.8.1 Existing view 

 
Figure 25 Existing view  

Source: Virtual Ideas 
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7.8.2 Likely future view 

 
Figure 26 Likely future view 

Source: Virtual Ideas 

Note: white represents the proposal, and yellow represents approved development on the Waterloo 
Metro Quarter 
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7.8.3 Magnitude of the nature of change proposed 

The following table assesses the magnitude of the nature of change proposed. 

 

Table 23 Magnitude of the nature of change proposed 

 

Duration and reversibility 

Ongoing and 
irreversible 

Ongoing 
capable of 
being 
reversed 

Limited life (5 
– 10 years) 

Limited life (< 
5 years) 

Si
ze

 a
n

d
 s

ca
le

 o
f 

ch
an

g
e 

Major change over wide 
area 

Dominant Considerable Considerable Noticeable 

Major change over 
restricted area, or 
Moderate change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate change over 
restricted area; or 
Minor change over a wide 
area 

Considerable Noticeable Noticeable Perceptible 

Minor change over a 
restricted area; or 
Insignificant change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible change Imperceptible Imperceptible Imperceptible Imperceptible 

7.8.4 Significance of visual impact 

The following table assesses the significance of visual impact. 

 

Table 24 Significance of visual impact 

 

Magnitude 

Dominant Considerable Noticeable Perceptible Imperceptible 

Se
n

si
ti

vi
ty

 High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.9 Summary of visual impact 

For ease of reference, the following table consolidates the photos and photomontages for each of the 
viewpoints. Note: white represents the proposal, and yellow represents approved development on the 
Waterloo Metro Quarter 

 

Viewpoint 1: Botany Road and Chapel Lane 

  

Existing view Likely future view 

Viewpoint 2: Botany Road and Raglan Street 

  

Existing view Likely future view 

Viewpoint 3: Botany Road and Wellington Street 
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Existing view Likely future view 

Viewpoint 4: Botany Road and John Street 

  

Existing view Likely future view 

Viewpoint 5: Wyndham Street 

  

Existing view Likely future view 

Viewpoint 6: Alexandria Park 

  

Existing view Likely future view 

Viewpoint 7: Cope Street 
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Existing view Likely future view 

Viewpoint 8: Gerard Street 

  

Existing view Likely future view 

Figure 27 Consolidated photographs and photomontages 

Source: Virtual Ideas 
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7.10 Consolidated assessment of sensitivity, magnitude and significance of this visual impact 

For ease of reference, the following table consolidates assessment of sensitivity, magnitude and 
significance of visual impact. 

 

Table 25 Findings of sensitivity, magnitude and significance of visual impact 

Viewpoint 
no. 

Viewpoint name Sensitivity Magnitude Significance 

1.  Viewpoint 1: Botany Road 
and Chapel Lane 

Low Noticeable Low 

2.  Viewpoint 2: Botany Road 
and Raglan Street 

Low Considerable Low 

3.  Viewpoint 3: Botany Road 
and Wellington Street 

Low Considerable Low 

4.  Viewpoint 4: Botany 
Road and John Street 

Low Noticeable Low 

5.  Viewpoint 5: Wyndham 
Street 

Medium Dominant High 

6.  Viewpoint 6: Alexandria 
Park 

High  Considerable High 

7.  Viewpoint 7: Cope Street Low Noticeable Low 

8.  Viewpoint 8: Gerard 
Street 

Medium Perceptible Low 
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8.0 Discussion of key issues 
8.1 Impact on the Botany Road Corridor 

As is evidenced in the photomontages for viewpoint 1: Botany Road and Chapel Lane and viewpoint 4: 
Botany Road and John Street), the proposal will be noticeable within this part of the existing Botany 
Road Corridor. This impact increases the closer the viewer gets to the proposal as can be seen in 
viewpoint 2: Botany Road and Raglan Street and viewpoint 3: Botany Road and Wellington Street.  

While greater than existing development, it will achieve a scale and form that is consistent with that 
envisaged for the future of the corridor under the SDCP 2012. It also achieves a ‘step down’ from the 
taller Waterloo Metro Quarter to the east and the lower scale residential area to the west. 

8.2 Impact on the residential area to the west of Wyndham Street 

As can be seen in the photomontage prepared for Viewpoint 8: Gerard Street, the proposal will be 
perceptible when seen from most of the lower scale residential area to the west. Only its upper parts 
will be visible above a foreground and midground of buildings and trees. It will also be seen against a 
backdrop of the taller Waterloo Metro Quarter. 

It will appear dominant in the view from the closer Viewpoint 5: Wyndham Street. The use of 
elements that project or recess from the main façade such as those proposed around the windows as 
well as high quality materiality and appropriate, lower impact colours will be key to reducing visual 
impact on this viewpoint and residential uses on the western side of Wyndham Street in general. Co-
ordinated, well-spaced street tree plantings can further assist is mitigating impact. 

The proposal will have a high significance of impact on Alexandria Park. However, being seen above 
existing lower scale development and against a backdrop of the taller Waterloo Metro Quarter will 
mitigate this impact. The dominance of the park setting in the foreground will further soften visual 
impact. 

8.3 Impact on the future Cope Street activity centre 

As can be seen in Viewpoint 7: Cope Street, the proposal will have a low significance of visual impact 
on the future Cope Street activity centre. It will only be visible from gaps between buildings in the 
Waterloo Metro Quarter, in particular adjacent to the Waterloo Congregational Church. 
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9.0 Mitigation measures  
There are three broad types of mitigation measures: 

1. avoid 

2. minimise 

3. offset. 

This is generally consistent with the principles for the management of environmental impacts in the 
GLVIA3 (part 3.37). 

Under the GLVIA3 (part 4.21), there are a number of stages in the development process when 
mitigation measures should be considered. Of relevance to this proposal are the following: 

• primary measures: considered as part of design development 

• secondary measures: considered as part of conditioning a development consent. 

As has been outlined in the EIS, the proposal has been the subject to a Competitive Design 
Alternatives process undertaken in accordance with an endorsed Design Excellence Strategy. . This 
has resulted in the incorporation of a number of primary measures that seek to avoid and minimise 
any potential significant adverse visual impacts. On this basis, it is not considered necessary to make 
further fundamental or otherwise large-scale amendments to the proposal in its current form to 
satisfactorily manage visual impact. 

10.0 Conclusion 
The proposal has acceptable visual impact for the following key reasons: 

• it has a visual impact that is consistent with what can be expected under the intent for this part of 
the Botany Road Corridor 

• it will not have a high significance of visual impact when seen from much of the more sensitive 
residential area to the west of the site 

• while visible from parts of this area, its impact will be acceptable due to it appearing only in part 
and above and behind lower scale building as well as vegetation, and in front of the taller Waterloo 
Metro Quarter will reduce this impact to an appropriate level 

• it has the capacity to incorporate appropriate visual impact mitigation measures such as elements 
that project or recess from the main façade that will mitigate impact on properties on the western 
side of Wyndham Street. 

As such, it is the conclusion of this VIA that the proposal can be supported on visual impact grounds. 
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Appendix A Visual impact evidence 
 



 

100 Botany Road, Alexandria, NSW 

12th September 2024

Visual impact renderings and methodology report
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1. INTRODUCTION   

This document, created by Virtual Ideas, aims to showcase the visual impact of the proposed 
developments for 100 Botany Road, Alexandria, NSW, in comparison to the existing built form and site 
conditions.

2. VIRTUAL IDEAS EXPERTISE
Virtual Ideas is a reputable architectural visualisation company with over 15 years of expertise in 
crafting visual impact assessment content and reports for projects of significant magnitude, aligning 
with the standards set by local and state planning authorities.

Our reports have served as evidence in proceedings before both the Land and Environment Court and 
the Supreme Court of NSW. Our director, Grant Kolln, has provided expert testimony in visual impact 
assessment in the Supreme Court of NSW.

Virtual Ideas’ methodologies and outcomes have undergone thorough scrutiny by court-appointed 
experts in relation to previous visual impact assessment submissions, consistently garnering 
recognition for their precision and reliability.

3. RENDERINGS METHODOLOGY

The following outlines the meticulous process employed by Virtual Ideas to produce the renderings that 
underpin this report.

3.1 DIGITAL 3D SCENE CREATION

Our initial stage involves crafting a precise, true-to-life digital 3D environment using Autodesk 3ds Max 
software, accurately scaled to real-world dimensions, and aligned to a standardised reference point 
utilising the MGA 56 GDA 2020 coordinate system.

To construct this environment, we combine various data sources, encompassing existing, approved 
and proposed building 3D models, along with site survey data. Further information regarding the origins 
of these data sources is provided in Appendices A, B, C, and D.

In cases where data sources lack alignment with the MGA-56 GDA 2020 coordinates, we employ 
identifiable features common across datasets, such as site boundaries and building outlines, which can 
be aligned with those already situated in the MGA-56 GDA 2020 framework.

Detailed accounts of the alignment processes for each data source are elaborated upon in Section 3.3.

3.2 SITE PHOTOGRAPHY

The site photography was captured by Virtual Ideas, with the respective viewpoint locations delineated 
on the viewpoint map in Section 4 of this document.

The choice of camera lenses for photography was made after careful consideration of multiple factors. 
Paramount among these were the distance of the camera position from the site and the scale of the 
proposed development in relation to the surrounding built environment and landscape.

For certain scenarios, employing a 50mm lens may produce the most effective photomontage for 
assessing visual impact. The 50mm lens is often favoured for its close approximation to the human 
eye perception of distance. However, in instances where a 50mm lens fails to encompass an adequate 
surrounding context for comprehensive visual impact assessment, opting for a wider lens becomes 
imperative. 

For these public domain photomontages, a combination of 24, 35 and 50mm lens’s was considered 
optimal. These choices ensure adequate visibility of both the proposed development and the immediate 
surrounding context, facilitating a thorough assessment of the proposed development’s visual impact.

Comprehensive metadata, including date, time, and lens information, is recorded during site 
photography. This critical data enables precise analysis and documentation of each photograph’s 
attributes.
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3.3 ALIGNMENT OF 3D SCENE

To accurately position the 3D scene within its geographical context, we employed the following data:

1. Site Survey Alignment: Utilising a provided site survey, we aligned the boundaries of the proposed 
buildings with geo-referenced data, ensuring precise positioning within the digital environment.

2. Camera Alignment: Cameras were aligned to surveyed positions supplied by CMS Surveyors, 
adhering to the MGA-56 GDA 2020 coordinate system. This meticulous alignment ensured that 
viewpoints captured within the 3D scene accurately reflected real-world perspectives.

3.4 RENDERING CREATION

Following the completion of the camera alignment, we proceeded to integrate lighting into the 3D 
scene.

To replicate natural lighting conditions accurately, a digital sunlight system was incorporated into the 3D 
environment. This system emulates the directional lighting of the sun leveraging location data, as well 
as time and date information. Implemented through specialised software, the sunlight system ensures 
precise alignment with the sun’s angle, enhancing realism within the scene.

For rendering, we applied a basic chalk white material. This aids in visual clarity and enhances the 
presentation of the proposed developement.

Image showing the site boundaries from the survey drawing supplied by Total 
Surveying Solutions at MGA 56 GDA2020

Image showing the site boundaries from the survey drawing supplied by Total 
Surveying Solutions at MGA 56 GDA2020 and the 3D model of the proposed 

development supplied by Genler aligned to the site boundary
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4. MAP OF CAMERA LOCATIONS 
1. Botany Road and Chapel Lane
2. Botany Road and Raglan Street
3. Botany Road and Wellington Street
4. Botany Road and John Street
5. Wyndam Street
6. Alexandria Park
7. Cope Street
8. Gerard Street
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PHOTOGRAPH DETAILS
Photo Date: 18th June 2024

Camera Used:	 Canon EOS 5DS R

Camera Lens:	 EF24-105mm 

Focal length in 
35mm Film:

50mm

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

PHOTOGRAPH SHOWING CURRENT CONDITION PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

5.1 VIEWPOINT POSITION 01 - BOTANY ROAD AND CHAPEL LANE

Proposed development

VIEWPOINT LOCATION

Proposed development

Waterloo Station OSD
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PHOTOGRAPH SHOWING CURRENT CONDITION 

5.2 VIEWPOINT POSITION 01 - BOTANY ROAD AND CHAPEL LANE
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

5.3 VIEWPOINT POSITION 01 - BOTANY ROAD AND CHAPEL LANE

Proposed development

Waterloo Station OSD



Page: 8100 Botany Road, Alexandria, NSW - Visual impact renderings and methodology report - 12th September 2024

5.4 VIEWPOINT POSITION 01 - BOTANY ROAD AND CHAPEL LANE
SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT
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PHOTOGRAPH DETAILS
Photo Date: 18th June 2024

Camera Used:	 Canon EOS 5DS R

Camera Lens:	 EF24-105mm 

Focal length in 
35mm Film:

24mm

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

PHOTOGRAPH SHOWING CURRENT CONDITION PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

6.1 VIEWPOINT POSITION 02 - BOTANY ROAD AND RAGLAN STREET

Proposed development

VIEWPOINT LOCATION

Proposed development

Waterloo Station OSD
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PHOTOGRAPH SHOWING CURRENT CONDITION 

6.2 VIEWPOINT POSITION 02 - BOTANY ROAD AND RAGLAN STREET
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

Proposed development

6.3 VIEWPOINT POSITION 02 - BOTANY ROAD AND RAGLAN STREET

Waterloo Station OSD
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SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

6.4 VIEWPOINT POSITION 02 - BOTANY ROAD AND RAGLAN STREET
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PHOTOGRAPH DETAILS
Photo Date: 18th June 2024

Camera Used:	 Canon EOS 5DS R

Camera Lens:	 EF24-105mm 

Focal length in 
35mm Film:

24mm

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

PHOTOGRAPH SHOWING CURRENT CONDITION PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

7.1 VIEWPOINT POSITION 03 - BOTANY ROAD AND WELLINGTON 

Proposed development

VIEWPOINT LOCATION

Proposed development

Waterloo Station OSD
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PHOTOGRAPH SHOWING CURRENT CONDITION 

7.2 VIEWPOINT POSITION 03 - BOTANY ROAD AND WELLINGTON 
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

Proposed development

7.3 VIEWPOINT POSITION 03 - BOTANY ROAD AND WELLINGTON 

Waterloo Station OSD
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SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

7.4 VIEWPOINT POSITION 03 - BOTANY ROAD AND WELLINGTON 
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PHOTOGRAPH DETAILS
Photo Date: 18th June 2024

Camera Used:	 Canon EOS 5DS R

Camera Lens:	 EF24-105mm 

Focal length in 
35mm Film:

24mm

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

PHOTOGRAPH SHOWING CURRENT CONDITION PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

8.1 VIEWPOINT POSITION 04 - BOTANY ROAD AND JOHN STREET 

Proposed development

VIEWPOINT LOCATION

Proposed development

Waterloo Station OSD
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PHOTOGRAPH SHOWING CURRENT CONDITION 

8.2 VIEWPOINT POSITION 04 - BOTANY ROAD AND JOHN STREET 
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

Proposed development

8.3 VIEWPOINT POSITION 04 - BOTANY ROAD AND JOHN STREET 

Waterloo Station OSD
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SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

8.4 VIEWPOINT POSITION 04 - BOTANY ROAD AND JOHN STREET 
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PHOTOGRAPH DETAILS
Photo Date: 18th June 2024

Camera Used:	 Canon EOS 5DS R

Camera Lens:	 EF24-105mm 

Focal length in 
35mm Film:

50mm

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

PHOTOGRAPH SHOWING CURRENT CONDITION PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

9.1 VIEWPOINT POSITION 05 - WYNDAM STREET STREET

Proposed development

VIEWPOINT LOCATION

Proposed development
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PHOTOGRAPH SHOWING CURRENT CONDITION 

9.2 VIEWPOINT POSITION 05 - WYNDAM STREET STREET
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

Proposed development

9.3 VIEWPOINT POSITION 05 - WYNDAM STREET STREET
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SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

9.4 VIEWPOINT POSITION 05 - WYNDAM STREET STREET
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PHOTOGRAPH DETAILS
Photo Date: 18th June 2024

Camera Used:	 Canon EOS 5DS R

Camera Lens:	 EF24-105mm 

Focal length in 
35mm Film:

50mm

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

PHOTOGRAPH SHOWING CURRENT CONDITION PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

10.1 VIEWPOINT POSITION 06 - ALEXANDRIA PARK

Proposed development

VIEWPOINT LOCATION

Proposed development

Waterloo Station OSD
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PHOTOGRAPH SHOWING CURRENT CONDITION 

10.2 VIEWPOINT POSITION 06 - ALEXANDRIA PARK
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

Proposed development

10.3 VIEWPOINT POSITION 06 - ALEXANDRIA PARK

Waterloo Station OSD



Page: 28100 Botany Road, Alexandria, NSW - Visual impact renderings and methodology report - 12th September 2024

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

10.4 VIEWPOINT POSITION 06 - ALEXANDRIA PARK



Page: 29100 Botany Road, Alexandria, NSW - Visual impact renderings and methodology report - 12th September 2024

PHOTOGRAPH DETAILS
Photo Date: 18th June 2024

Camera Used:	 Canon EOS 5DS R

Camera Lens:	 EF24-105mm 

Focal length in 
35mm Film:

35mm

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

PHOTOGRAPH SHOWING CURRENT CONDITION PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

11.1 VIEWPOINT POSITION 07 - COPE STREET

Proposed development

VIEWPOINT LOCATION

Proposed development

Waterloo Station OSD
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PHOTOGRAPH SHOWING CURRENT CONDITION 

11.2 VIEWPOINT POSITION 07 - COPE STREET
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

Proposed development

11.3 VIEWPOINT POSITION 07 - COPE STREET

Waterloo Station OSD
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SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

11.4 VIEWPOINT POSITION 07 - COPE STREET
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PHOTOGRAPH DETAILS
Photo Date: 18th June 2024

Camera Used:	 Canon EOS 5DS R

Camera Lens:	 EF24-105mm 

Focal length in 
35mm Film:

24mm

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

PHOTOGRAPH SHOWING CURRENT CONDITION PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

12.1 VIEWPOINT POSITION 08 - GERADE STREET

Proposed development

VIEWPOINT LOCATION

Proposed development

Waterloo Station OSD
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PHOTOGRAPH SHOWING CURRENT CONDITION 

12.2 VIEWPOINT POSITION 08 - GERADE STREET
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

Proposed development

12.3 VIEWPOINT POSITION 08 - GERADE STREET

Waterloo Station OSD



Page: 36100 Botany Road, Alexandria, NSW - Visual impact renderings and methodology report - 12th September 2024

SURVEY POINTS USED FOR 3D CAMERA ALIGNMENT

12.4 VIEWPOINT POSITION 08 - GERADE STREET



Page: 37100 Botany Road, Alexandria, NSW - Visual impact renderings and methodology report - 12th September 2024

1a - 3D Model of the proposed 100 Botany Road  - refer to Appendix A

	 File Name:	 240904_Kurraba_Base/ 240904_Kurraba_Bldg1/ 240904_Kurraba_Bldg2
	 Author:		 Gensler
	 Format:	 fbx
	 Alignment:	 Aligned to MGA 56 GDA2020 via Appendix C and D

1b - 3D Model of the proposed Waterloo Station OSD - refer to Appendix B

	 File Name:	 Stamped Plans - SSD 9393 Waterloo
	 Author:		 Turner
	 Format:	 pdf
	 Alignment:	 Aligned to MGA 56 GDA2020 via Appendix C and D

2 - Site Survey - refer to Appendix C for details

	 File Name:	 23525Photolocation 2
	 Author:		 CMS Surveyors
	 Format:	 Autocad DWG
	 Alignment:	 MGA 56 GDA2020

3 - Existing Site Survey - refer to Appendix D for details

	 File Name:	 230697-1_Detail Survey_Rev 1_240301
	 Author:		 Total Surveying Solutions
	 Format:	 Autocad DWG
	 Alignment:	 MGA 56 GDA2020

13.1 3D SCENE DATA SOURCES 
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13.2 APPENDIX A: 3D MODEL OF PROPOSED DEVELOPMENT SUPPLIED BY GENSLER

CURRENT CONDITION PROPOSED DEVELOPMENT 

Proposed development

Waterloo Station OSD
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13.3 APPENDIX B: 3D MODEL OF WATERLOO STATION OSD CREATED BY VIRTUAL IDEAS FROM SUPPLIED DRAWINGS FROM TURNER
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13.4 APPENDIX B: 3D MODELS CREATED BY VIRTUAL IDEAS FROM SUPPLIED DRAWINGS FROM TURNER
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13.5 APPENDIX B: 3D MODELS CREATED BY VIRTUAL IDEAS FROM SUPPLIED DRAWINGS FROM TURNER
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13.6 APPENDIX B: 3D MODELS CREATED BY VIRTUAL IDEAS FROM SUPPLIED DRAWINGS FROM TURNER
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13.7 APPENDIX C: SITE SURVEY SUPPLIED BY CMS
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13.8 APPENDIX C: SITE SURVEY SUPPLIED BY CMS
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13.9 APPENDIX C: SITE SURVEY SUPPLIED BY CMS
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13.10 APPENDIX C: SITE SURVEY SUPPLIED BY CMS

VIEWPOINT 01

VIEWPOINT 03 

VIEWPOINT 02 

VIEWPOINT 04 
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13.11 APPENDIX C: SITE SURVEY SUPPLIED BY CMS

VIEWPOINT 05

VIEWPOINT 07 

VIEWPOINT 06 

VIEWPOINT 08 
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13.12 APPENDIX D: EXISTING SITE SURVEY OF 100 BOTANY ROAD SUPPLIED BY TOTAL SURVEYING SOLUTIONS
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13.13 APPENDIX D: EXISTING SITE SURVEY OF 100 BOTANY ROAD SUPPLIED BY TOTAL SURVEYING SOLUTIONS
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