-y
« - ' INNOVATIVE
‘ PLANNING

SOLUTIONS

TOWN PLANNING REPORT

Development Application for a Material Change of Use of Premises
to Establish Multiple Residential (30 Dwelling Units)

Lot 8013 on SP344654 — Aura Boulevard, Bells Creek Qld 4551

BlueCHP Limited

December 2024

P: 07 5452 5207

E: info@ipsptyltd.com.au

Level 1, 9 First Avenue Maroochydore Qld 4558
PO Box 1043 Maroochydore Q 4558
innovativeplanningsolutions.com.au



IPS REF: #670

Document Control

Document: Job No. #670 — Planning Report for Lot 8013 on SP344654, Issue 3, prepared by
Innovative Planning Solutions Pty Ltd for BlueCHP Limited.

Document Review

Issue Purpose of Document Prepared By Reviewed By Date

1 Draft for Internal Review w SD 20/11/2024
2 Draft for Client Review Jw SD 06/12/2024
3 Final Lodgement w SD 16/12/2024

Approval for Issue

Name Signature Date
Sian Davis 5 16/12/2024
. I'(ZCDA
o {.J:cf_h\;‘

-y
« @ 'INNOVATIVE
@ PLANNING Page 2 of 28

SOLUTIONS



CONTENTS

0 TR V' o o [Tt o T T P 4
2.0  EXECULIVE SUMMAIY ..c..ccuiieiieeirenerenerenerenereseseneensseassrnsssesssesssessssnsssasssnsesasesasesasssensssnses 5
2.1 Development Application Details.......cccceireeeeiiiemeieiiieeiiirreercr e s rreeeesrene s s renesesssenssssennes 5
1.2 Planning Instrument Details.......cccccciivuiiiiiiiiiiiieniiiiieiiiiiesiiessiiessessssenes 5
0 Y 1 =3 0 1= - 1| SRS 6
3.1 R 1L T o 1] 4o o N 6
3.2 Land Use CONLEXL ....cveuiiiiiuniiiiienniiiiieniiniiemiiiiiesiiimssienissssiiiesssssmesssssssesssssssssssssssssssssssnnes 7
33 Surrounding Services and Facilities .......ccccccciiiuiiiiiiniiiiiiniiiiiinsenrssssnesssenn 7
4.0 Proposed Development Details .........ccceiiiieeniiiiinniiiiiinniiiiiiins 8
4.1 (O] =T 1o Tl 0 T - T N 8
4.2 Pre-lodgement Consultation ..........cciveueiiiiieeiiiiiiiiiiiieiiniiiiisiessssiessssnsesssssssenes 8
4.3 Development SUMMAIY ......ccciiiiiiiiiiiiiiiiiniiiiiieieresiesisitesisisesistessssstesssssssessssssssnes 13
4.4 Development Details .......cccviiiiiiuiiiiiiuiiiiiiiiiniiiiieieiieiienisiiessiiesisiesssiesisssessssssssnes 13
4.5 Supporting Technical REPOItS ......ccccciiiiiuiiiiiiniiiiiiiiiiiiiieiieiisseiisssiissesiessesissssnes 15
5.0  Statutory Framework .......ccccueiiiiiiniiiiiiiniiiiiiniiiiiinnesniesssniiesssssressssnessssns 16
5.1 Economic Development Act 2012........ccccciiuuiiiienniniieniiniinniiniesmitiesisimesisisssssssesssssseses 16
5.2 Assessment against the Aura Town Centre — Approved Plan of Development
DEV2013/469/1481........ccccoiiieeeeneeeeeeeisieesssennneesessssssssssssnsessesssssssssssssssessssssssssssnnsssessssssssssssannsesssses 16
5.2.1 LeVEl Of ASSESSIMENT ...eiviiiiiiiiiiee ettt et s e e s be e sateesabeesbaeesabaesbeeenanes 16
5.2.2 Assessment Against the Specific Design Criteria......ccccocvvveieiiiie e, 16
0 T 0o 1ol V1T 27
720 R X - Tl 1 47T 0 28
Attachment 1 — Proposal Plans, prepared by Idea Architecture.........cccceuueerremeceriinncccrereccerereneeenens 28
Attachment 2 — Engineering Plan, prepared by Roofbrook Pty Ltd........cccccceremmniirrrmncirrnenncerennnncnnes 28
Attachment 3 — Landscape Concept Plans, prepared by Land Ink Pty Ltd ..........ccoremeeicrrrnnicrnennnnnnes 28
Attachment 4 — Acoustic Report, prepared by Acoustic WOrks........ccceeeeeeeeriemecirieenccererenscerenaneeenens 28

AttachmeNnt 5 — Title SEAICR ... ettt e reree s ree e reeerassrasssessassssessasssnssenssanssansens 28



IPS REF: #670

1.0 Introduction

Innovative Planning Solutions has been commissioned by BlueCHP to prepare this report, which forms part
of and accompanies a Development Application seeking a Development Permit for Material Change of Use
of Premises to establish Multiple Residential (30 Dwelling Units) on land at Lot 8013 on SP344654, Aura
Boulevard, Bells Creek Qld 4551.

This Development Application has been made to the Minister for Economic Development Queensland
(hereafter ‘MEDQ’), who is the Assessment Manager for the Development Application under Section
13(2)(d) of the Economic Development Act 2012. The applicable planning instrument is the Approved Plan
of Development ref DEV2013/436/141 dated 23 August 2024, pursuant to the Caloundra South Urban
Development Area Development Scheme. Further, the subject site is located within Sub-Precinct 10.1 of
the Aura Town Centre of the Caloundra South Priority Development Area.

In accordance with Appendix A of the Approved Plan of Development (POD), the proposed land use falls
under the definition of ‘Multiple Residential’, which is defined as follows:

“Multiple Residential - Means the use of premises for residential purposes if there are two or more
dwelling units on any one lot. Multiple residential dwelling units may be contained on one lot or
each dwelling unit may be contained on its own lot subject to community title schemes. The term
multiple residential does not include House.”

In accordance with the Approved POD, Multiple Residential is an approved use subject to Compliance
Assessment in Precinct 10.1, meaning it is a preferred land use for the subject site. Code assessment is
triggered for the proposal as it does not fully comply with the compliance assessment provisions outlines
in the POD.

This Town Planning Report will describe the site, the proposed use and will address the relevant town
planning and design issues with respect to the proposal. This report should be read in conjunction with
the following supporting documentation:

e Attachment 1 - Proposal Plans, prepared by Idea Architecture

e Attachment 2 - Engineering Plan, prepared by Roofbrook Pty Ltd

e Attachment 3 — Statement of Landscape Intent, prepared by Land Ink Pty Ltd
e Attachment 4 — Acoustic Report, prepared by Acoustic works

e Attachment 5 — Title Search
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2.0 Executive Summary

Development Application Details

Proposed Development: Multiple Residential (30 Dwelling Units)

Type of Approval Sought: Material Change of Use
Site Address: Lot 8013 Aura Boulevard, Bells Creek Qld 4551

Real Property Description: Aura Boulevard, Bells Creek Qld 4551 Aura Boulevard, Bells Creek Qld
4551

Minister for Economic Development Queensland (EDQ)
Stockland Development Pty Ltd (ACN 000 064 835)

Applicant Details: BlueCHP C/- Innovative Planning Solutions

Consultant Details:

Architect Idea Architecture Pty Ltd
Civil Engineer Roofbrook Pty Ltd
Landscape Architect Laud Ink Pty Ltd
Acoustic Consultant Acoustic Works

1.2 Planning Instrument Details
Regional Plan: ShapingSEQ 2023

Designation: Urban Footprint

Planning Instrument: Approved Plan of Development ref DEV2013/469/141 dated 23
August 2024, pursuant to the Caloundra South Urban Development
Area Development Scheme

Precinct: Sub-Precinct 10.1 — Residential Community

Level of Assessment: Code Assessment
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3.0 Site Details

3.1 Site Description
The subject land is located on the north west corner of Aura Boulevard and Park Avenue, Bells Creek Qld
4551, legally described as Lot 8013 on SP344654 and has an area of 3,334m?2. The subject site is regular in
shape and has a frontage to Aura Boulevard (circa 52m), Park Avenue (circa 55m), Phillip Lane (circa 30m)
and Adrian Circuit (circa 27m). An Aerial of the subject site and extract of a Cadastral SmartMap are

included below for reference within Figure 1 and Figure 2 respectively.

e [ * = 2 ‘-I‘N .:/ :
Figure 1: Aerial View and Site Identification (Source: NearMap, March 2023)

3334m?

PARk AVENUE

Figure 2: Extract of SmartMap (Source: QLD Globe, 2024)
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3.2 Land Use Context

The subject site is located within the residential community of Bells Creek, Aura. The surrounding area
comprises a variable mix of residential and local recreation areas. Table 1 below provides a summary of
the land uses that directly adjoin the site:

Table 1: Surrounding land uses

North Land immediately to the north, south and west is included within the Central
South West Neighbourhood of Sub-Precinct 10 and has been developed for
West residential living purposes.

East Land to the east of Aura Boulevard is designated a Town Centre Village West

— Precinct 9 and is intended to comprise a range of residential dwelling types,
including detached and attached dwellings that take advantage of the
location in close proximity to the town centre. Small scale non-residential and
community uses will also be located throughout this precinct.

3.3 Surrounding Services and Facilities

The subject land is positioned within close proximity to a range of services and facilities located within the
township of Nirimba, Aura. These services and facilities include, but are not limited to early learning
centres, primary schools, healthcare and community services, public transport, retail shopping facilities
and recreational opportunities. The site’s approximate proximity to these available services is further
detailed in Table 2 below:

Table 2: Proximate services and facilities

Proximate services and facilities

i Nirimba State Primary School Approx. 1.0km
ii.  World Gym Approx. 2.6km
iii. Goodstart Early Learning Baringa Approx. 3.5km
iv. IGA Bellvista Approx. 5.3km
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4.0 Proposed Development Details

The following section discusses the key aspects of the development, which are considered to be the
primary planning matters for consideration in this application.

4.1 Operator Details

BlueCHP are a not-for-profit, tier 1, Community Housing Provider (CHP) of social, affordable and disability
homes across eastern Australia and have been in operation for more than 15 years. Since their inception,
BlueCHP has expanded from a small team focussed solely on developing projects and have grown in
capabilities and reach as both a developer and a provider.

As a developer, BlueCHP has successfully delivered over 2,000 homes across eastern Australia and
currently retain a portfolio of over 850 social, affordable and specialist disability accommodation homes
providing secure and affordable housing to over 2,000 people.

BlueCHP are passionate about delivering high-quality and thoughtfully designed homes and are committed
to sustainability and creating homes with low operational costs. The multiple dwelling proposal herein is
aimed and designed to contribute towards this ongoing commitment through the delivery of an affordable
housing offering in a growing community within the Sunshine Coast Region.

4.2 Pre-lodgement Consultation

A pre-lodgement meeting was held with Economic Development Queensland (EDQ) on May 16™ 2024, in
relation to the proposed development of the subject land. The feedback given by EDQ at the pre-
lodgement meeting has been assessed, and whilst a detailed consideration of each of the matters is
provided throughout this town planning report (and associated supporting specialist reports), a summary
response to the key matters raised is provided in Table 3 below.

Table 3: Summary of Key Matters
Planning As demonstrated by the Proposal Plans included in
As an MCU, the guidelines require 25% communal Attachment 1, 368m? / 11% of the site has been
open space (Refer EDQ Guidelines below in table). dedicated to communal open space (exclusive of

EDQ would be amenable to have a percentage as private open space).
reflected in the approve PoD for the area which is

10% (exclusive of PoS). The proposal shows 135m2

communal open space — this equates to 4%

(Noting that private open space cannot be

considered towards communal open space). The

intent under PoD needs to be maintained - this

would not be an acceptable level of communal

open space.

Page 8 of 28
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e Additional commentary — could the roof space
behind the elevators be utilised (constructed)
to be second level communal open space — ie
provision of shade structures and seating. This
will increase the required area for CoS:

% I A

il i
H

N

11 = A

IIHHIIIHIIIHI%HH”N " :_'. /:I_I\J :
If seeking a reduction of car parking (if supporting
documentation is provided); and noting that the
bin location isn’t supported in its current position,
there is potential to consider the parking spaces
along the CoS be removed and replaced with r CoS
(open to the sky) and the bin space relocated
adjacent to the PMT (remove access pathway as
there is existing access four spaces to the east. See

image below:

~

Private open space requirements:
e One room or one bedroom house/dwelling
unit:
o Minimum area of 5m? with a minimum
dimension of 1.2m.
e Two bedroom house/dwelling unit:
o Minimum area of 9m? with a minimum
dimension of 2.4m.
e 3 or more bedroom house/dwelling unit:

oV
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As demonstrated by the Proposal Plans included in
Attachment 1, each dwelling unit will be provided
with a private open space area that has a minimum
area of 12m? and a minimum dimension of 2.4m.
All private open space areas are accessible from a
have adequate

living space to

accommodate a table, chairs, planting, barbecue

room,

and shade etc and have a maximum gradient not
exceeding 1:10.

Page 9 of 28
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o Minimum area of 12m? with a minimum
dimension of 2.4m.

All private open space areas must be:

e Accessible from a living room;

e Adequate space to accommodate a table,
chair, planting, barbecue and shade; and

* Have a maximum gradient not exceeding 1:10.

Communal open space requirements:

Minimum 25 per cent of the area of the site and:

e Provided in addition to the private open space
areas.

e Minimum dimension of 4.0 metres.

e Has a maximum gradient not exceeding 1:10.

¢ Designed and located so that it is subject to
informal surveillance from dwellings on the
site.

e Separated from any private areas by a fence or
landscaping.

Comments from EDQ:
e Concerns arise regarding the placement of the
bins. They are not situated adjacent to the
driveway for convenient access and are instead
placed near communal open space, which is an
unfavourable location with regards to amenity.

e Llandscaping — deep planting needs to be
provided (5%).

e A small number of visitor spaces will be
required to be EV ready (not allocated spaces
for residents).

Waste

e Service Vehicle Requirements outline that Type
A access is required, which involves entry and
exit in a forward motion. The proposed loading
bay arrangement appears to result in reverse
manoeuvres for waste collection and service
vehicles, which corresponds to a Type B service

the

constrained access arrangement,

vehicle arrangement. Given site’s
Type B

servicing is supported.

oV
INNOVATIVE
« ‘ PLANNING

SOLUTIONS

As noted above, 368m? / 11% of the site has been
dedicated to communal open space (exclusive of
private open space). Th communal open space
areas proposed all have a minimum dimension of
4m, a maximum gradient not exceeding 1:10 and
have been designed/located so to allow for casual
informal surveillance from dwellings on the site
(whilst being separated from any private open
space areas by a fence or landscaping).

Refuse area location — The refuse storage area has
been located on the western boundary line,
adjacent to the existing pedestrian footpath.

Landscaping — 248m? / 7.44% deep soil planting is
proposed.

EV visitor spaces — Two of the visitor spaces will be
EV ready.

As demonstrated by the Proposal Plans included in
Attachment 1, the proposed layout allows for
Type B access servicing. Pre-lodgement advice
from Sunshine Coast Council confirmed that Type
A access serving wasn’t necessary and that Adrian
Circuit and Phillip Lane could be utilised for the
proposals refuse collection. In light of this advice,
the refuse storage area has been located adjacent
to the existing pedestrian footpath along the
western boundary to allow for waste collection
within the embayment. Provision for an MRV to

Page 10 of 28



IPS REF: #670

e Swept path diagrams are to be provided temporarily park within the site for deliveries /
demonstrating a 12.5m HRV can enter and exit services / resident relocation etc. has been
the site. Alternatively, kerbside bulk bin provided.
collection would be supported by EDQ.

e A waste management plan is to be provided

demonstrating how bins are collected.
Sunshine Coast Council have requirements for
on-site bin collection routes and may provide
comments on the proposed waste collection
arrangement.

Stormwater As shown on the concept Engineering Plan

e Astormwater inlet pit has been provided inthe included at Attachment 2, the site has been
south-east corner of the site for stormwater graded such that stormwater will discharge to a
discharge. A stormwater layout plan is to be gully pit (lawful point of discharge) located on the
provided demonstrating that stormwater flows Aura Boulevard frontage of the site.
on the site are collected and conveyed to the
lawful point of discharge.

e The layout plan is to include trash traps and
Gross Pollutant traps for initial stormwater
quality treatment. Bio-retention pods and
basins have been provided throughout Aura to
treat the subject site.

e There is no requirement to adopt stormwater
detention as quantity impacts have been
accommodated downstream.

e Rainwater tanks for rainwater re-use s
encouraged, as well as passive irrigation for
garden and landscape areas. If rainwater tanks
are deemed unfeasible, alternative
sustainability initiatives should be pursued.

Services As shown on the concept Engineering Plan

e The site’s sewer connection is located on the included at Attachment 2, the site will connect to
northern boundary and contained within an sewer located on the northern boundary of the
easement. The development must be carried site.
out in accordance with the terms of the
easement.

Noise An Acoustic Report has been prepared and is

® Thessite is identified as possibly being impacted included in Attachment 4.
by traffic noise. The parent subdivision’s
approved Transport Noise Impact Assessment
Report (prepared by ASK Consulting Engineers
dated 26 May 2016) outlines that further
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acoustic assessment shall be required due to
external road noise exceeding upper floor
noise limits. A design certificate is required to
be prepared by an acoustic consultant and
must be prepared in accordance with
Australian Standards AS3671 and AS2107 at
the time of building design.

Construction Noted. Conditions to this effect are anticipated.

e EDQ’s Standard Conditions include
requirements for preparation of a Construction
Management Plan, Erosion and Sediment
Control Plan and Traffic Management Plan
prior to commencement of works.
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4.3 Development Summary
The development proposed within this application seeks approval for Multiple Residential (30 dwelling
units). Proposal Plans for the development are included at Attachment 1 to this report. A snapshot of the

key development parameters for the proposed development are set out below in Table 4 as follows:

Table 4: Summary of Development Aspects

Material Change of Use — Multiple Residential (Social Housing)

Required Proposed

Unit Yield N/A 30 social dwelling units
e 2 xUnittype 1B-1
e 4 x Unit type 1B-2
e 10 x Unit type 2B-1
e 6 x Unit type 2B-2
e 4 x Unit type 2B-3
e 4 xUnittype 2B-4

Building Height 2 storeys 2 storeys
Gross Floor Area (GFA)  60% maximum 67.76%
GF: 893m?/ L1:1,367m?
Site Cover 60% maximum 64.4% (2,146m?)
Car Parking Resident: 30 spaces Resident: 29 spaces
Visitor: 7.5 spaces Visitor: 8 spaces
Bicycle Parking Resident: 30 spaces Resident: 30 spaces
Visitor: 7.5 spaces Visitor: 8 spaces
Private Open Space Minimum area of 12m? with a Minimum area of 12m? with a
minimum dimension of 2.4m minimum dimension of 2.4m
Communal Open Space  10% minimum 11.01% (368m)
Deep Soil Planting 5% minimum 9.93% (331m?)
Proposed Servicing Type A access Type B access
Arrangements
4.4 Development Details

The following operational aspects of the development are set out and discussed further below:

i Built Form — The development will comprise a total of 30 high quality self-contained independent
social dwelling units. As demonstrated by the Proposal Plans included in Attachment 1, the
proposal includes a mix of single storey dwelling types with generous private open space areas.

The development has been carefully designed at a type and scale that will seamlessly integrate
with the surrounding established urban character. The built form has been carefully designed and
sited to be cognisant of the visual amenity of the surrounding locality.
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The development has sought to improve the interface with the existing residential homes
adjoining the site to the north and west. The development provides landscape buffering along all
boundaries that are adjacent to existing houses. The quality and quantity of boundary landscaping
will ensure that the proposal is sufficiently screened from view from adjoining residential
properties.

ii.  Access Configuration and Parking — Access to the development is proposed via a 6.2m wide access
driveway from Addrian Circuit on the western side of the northern boundary. The proposed access
arrangement caters for two-way vehicle movements in accordance with relevant standards. In
total, 37 car parking spaces are proposed (30 resident & 7 visitor).

iii. Private open space — Each dwelling will be provided with a private open space area that has a
minimum area of 12m? and a minimum dimension of 2.4m. All private open space areas are
accessible from a living room, have adequate space to accommodate a table, chairs, planting,
barbecue and shade etc and have a maximum gradient not exceeding 1:10.

iv.  Communal Open Space — The development will comprise 368m? (11%) of communal open space
(exclusive of private open space). The communal open space areas proposed all have a minimum
dimension of 4m, a maximum gradient not exceeding 1:10 and have been designed/located so to
allow for casual informal surveillance from dwellings on the site (whilst being separated from any
private open space areas by a fence or landscaping).

V. Landscaping — The proposed landscaping seeks to establish high quality planting which provides
for visual interest, screening of the built form and also delivers a stormwater management
function. In order to achieve this, the landscape design has included targeted embellishments
around the site’s road frontages and boundaries to adjoining residential properties to enhance the
visual amenity of the development and to protect the existing amenity of adjoining properties.
Refer to Landscape Intent Statement included in Attachment 3.

vi.  Servicing Arrangements — As demonstrated by the Proposal Plans included in Attachment 1, the
proposed layout allows for Type B access servicing. Pre-lodgement advice from Sunshine Coast
Council confirmed that Type A access serving wasn’t necessary and that Adrian Circuit and Phillip
Lane could be utilised for the proposals refuse collection. In light of this advice, the refuse storage
area has been located adjacent to the existing pedestrian footpath along the western boundary to
allow for waste collection within the embayment. Provision for an MRV to temporarily park within
the site for deliveries / services / resident relocation etc. has been provided.
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4.5 Supporting Technical Reports

In support of this development application, the following specialist reports listed in Table 5 below have
been commissioned and accompany this planning assessment report:

Table 5: Supporting documentation

(Reporttitle | preparedby | Date | Reference |
Engineering Plan Roofbrook Pty Ltd 12.08.24 Attachment 2
Acoustic Report Acoustic Works 5.12.24 Attachment 4

A summary of the supporting technical reports commissioned to support the proposed Material Change
of Use development is provided below.

i. Summary of Engineering Matters — The Engineering Services Report and Stormwater
Management Report included in Attachments 3 & 4 establishes that the proposed development
can be adequately serviced by the stormwater, sewer, water and other services infrastructure
surrounding the site.

ii.  Summary of Acoustic Matters - A road traffic noise assessment was conducted by Acoustic Works
and its findings are detailed in the Acoustic Report included in Attachment 4. On the condition
that the recommendations detailed in Section 4 of this report are implemented, compliance is
predicted with the assessment criteria.
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5.0 Statutory Framework
5.1 Economic Development Act 2012

This development application has been lodged in accordance with Section 82 of the Economic
Development Act 2012 and has provided all necessary supporting documentation, including Landowners
Consent. A Notice of the Application (i.e. Public Notification) under Section 84 of the Economic
Development Act 2012 is not required, given that the development will not result in adverse amenity
impacts upon adjacent land and is not of a size or nature which warrants public notification.

The Economic Development Act 2012 establishes that development within a Caloundra South Priority
Development Area is to be assessed under the provisions of a Development Scheme. Further, development
in the Precinct 10.1 of the Aura Town Centre is subject to the provisions of the Approved Plan of
Development ref DEV2013/469/141 dated 23 August 2024.

5.2 Assessment against the Aura Town Centre — Approved Plan of Development DEV2013/469/141
5.2.1 Level of Assessment

In accordance with section 3.14.2, Table 44 of the POD, Multiple Residential (where located on ‘Medium
Density Residential’ site as indicated on Figure 33) is Approved Development subject to Compliance
Assessment in Precinct 10.1, meaning it is a preferred land use for the subject site. It is noted that a
proposed new development must comply with the specific design criteria prescribed by section 3.14.3,
Table 45 and Table 51 of the POD to remain eligible for this endorsement process.

Code Assessment is triggered in this instance due to a shortfall of car parking spaces provided by the
proposal, with the proposal being unable to satisfy all of the specific design criteria for development in
Precincts 3 and 4 on this basis. An assessment of the specific design criteria prescribed by the POD is
provided in section 5.2.2 of this report below.

5.2.2 Assessment Against the Specific Design Criteria

The specific design criteria prescribed by Section 3.14.3, Table 45 and Table 51 of the POD constitutes the
Assessment Benchmarks for compliance assessment in Sub-Precinct 10.1 — Residential Community. Where
the proposal does not comply with the POD, an assessment against the EDQ PDA Guideline No. 07 — Low
Rise Buildings has been provided.

An assessment of the proposal against all applicable assessment benchmarks has been undertaken and is
included below in Tables 6 — 8.

Table 6: Compliance Assessment against ‘3.14.3 — Table 45: Sub-Precinct 10.1 Design Standards’

Design Standard Applicant Compliance Assessment

Use

DS1.1 Land uses comprise the uses specified for Complies
the Sub-Precinct in Table 44. The proposal is for multiple dwellings, which is one
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Design Standard Applicant Compliance Assessment

DS1.2 In addition to the following Sub-Precinct
design standards, the use is in accordance with
the relevant provisions of Section 3.17 Specific Use
Criteria and relevant Appendices.

Built Form
DS2.1 Building height does not exceed the
maximum building height shown in Appendix E.

DS2.2 Where for Multiple Residential (other than
the the
outermost projection is in accordance with Section
3.17 Table 52.

DS2.3 Where for Multiple Residential (other than
Duplex), development provides the following

Duplex), minimum setback from

minimum building separation distances to
minimise impacts on residential amenity and
privacy in accordance with Section 3.17 Table 53.
DS2.4 Development on a Key Corner Site identified
by Appendix E provides a landscape or built form
statement to this corner which:

a. Ensures that blank walls of buildings or back of
house areas are not located on these corners;

b. Built form, is provided to this corner and is
articulated through use of glass, openings, and
recesses; and

c. 4m wide awnings and public realm treatments
at the ground plan to celebrate the corner and
contributed to the public realm.

Public Realm

DS3.1 ‘Local Park’ and ‘Neighbourhood Parks’ are

provided in accordance with Figure 33.

DS3.2 Development ensures that ‘Pedestrian and
Cycle Links’ are provided in the general location as
identified in Figure 33.
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of the land uses specified for the Sub-Precinct in
Table 44.

Complies / Alternative Solution

The proposal has been designed in accordance
with relevant provisions (Section 3.17 or PDA
Guideline No. 07 — Low Rise Buildings). Refer
below for further detail.

Complies

Per Appendix E, the proposal does not exceed 2
storeys.

Complies

Per Section 3.17 Table 52, the proposal has been
setback 2m from both street frontages & 1.5m
from both side boundaries.

Complies

Per Section 3.17 Table 53, the proposal has
the
separation distances.

provided required minimum building

Complies

Per Appendix E, required ‘Key Corner Site’
landscape and built form statements have been

provided.

Not Applicable

The subject site is not identified as requiring a local
or neighbourhood park.

Not Applicable

All pedestrian and cycle links required by Figure 33
were provided as part of previous developments
and will be maintained as part of the proposed
development.

Page 17 of 28
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Design Standard

DS3.3 Development ensures that ‘Recreation
Pathways’ are provided in the general locations as
identified in Figure 33.

DS3.4 Green links are provided in accordance with
Figure 33 and show the intent of a pedestrian /
the
neighbourhood to the higher order green space

cycle friendly connection  through
network.

Parking and Access

DS4.1 Development facilitates delivery of a road

network hierarchy in accordance with Figure 33.

DS4.2 On-site parking and service vehicles are
provided in accordance with Appendix I.

DS4.3 Access and prohibited access locations are
provided in accordance with Figure 33. Note
locations shown are indicative and may vary along
the road provided road safety is not compromised.
DS4.4 Where an on-site waste collection area is
provided, access and manoeuvring areas must
provide for the specified vehicle.
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Applicant Compliance Assessment

Not Applicable
All recreation pathways required by Figure 33
were provided as part of previous developments
and will be maintained as part of the proposed
development.
Not applicable
The green links required by Figure 33 were
provided as part of previous developments and
will be maintained as part of the proposed
development.

Not Applicable

The development is not required to facilitate the
delivery of a road network.
Alternative Solution

Per Table 2 of Appendix |,
development (30 dwelling units) triggers the

the proposed

following on-site parking and service vehicle
requirements:
e Car spaces: 30 resident spaces and 7.5 (8)
visitor spaces (total 38)
e Service vehicle spaces: MRV (Type A
Access) + VAN + WCV + ambulance

In this instance, an alternative parking and service

vehicle arrangement s proposed.  As
demonstrated by the Proposal Plans included in
Attachment 1, a reduced parking rate of 37 car
spaces (29 resident / 8 visitor) and Type B service
vehicle arrangement is proposed. Given the
proximity of the proposal to future public
transport options and the future city centre, the
proposed 30 car spaces is considered acceptable.
Complies

Per Figure 33, access has been provided via Adrian

Circuit.

Alternative Solution

Waste collection will occur off-site via Phillip Lane
(HRV service bay 3.5m x 12.5m). An MRV service
bay (3.5m x 8.8m) has been provided within the
site.
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Design Standard

Environment

DS5.1 Lifestyle Buffers are provided generally in
the locations identified on Figure 33 and designed
in accordance with the Acid Frog Management
Code in Appendix N. Note: In some areas the 30m
Lifestyle Buffer is not applied due to the
recreational areas or road reserves addressing the

same need.

Applicant Compliance Assessment

Not Applicable
A lifestyle buffer is not required for the subject
site.

Table 7: Compliance Assessment against ‘3.17 — Table 51: Specific Use Design Standards’

Design Standard
Built Form

DS1.1 Building design is climatically responsive.

Buildings include the following:

¢ Buildings have cross ventilation through habitable

rooms

Applicant Response

Complies
The proposal has been designed to be climatically
responsive in accordance with DS1.1.

e Buildings are orientated to promote seasonal solar

heat gain or loss taking into consideration major site

views and vistas

e Large building facades incorporate architectural
wall shading to reduce solar heat gain

e External windows have sun shading

DS1.2 Mechanical plant, equipment and storage

areas equipment are:

e If on the roof:

- Screened and designed as an architectural
feature of buildings; and

- Incorporated into the roof form.

o Effectively screened from view from adjoining
streets so as to provide an attractive address to
streets and adjoining properties.

DS1.3 Buildings are to provide an entrance awning
or canopy at the principal public entrance which is
clearly legible from the street.

DS1.4 External facade materials include a mix of
two or more of the following:

a. Glazing clear tinted or colour backed;

b. Brickwork;

c. Timber;

d. Coloured rendered/bagged finish or split face
concrete block work;

e. Precast concrete panels;

INNOVATIVE
PLANNING
SOLUTIONS
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40"

Complies

Mechanical plant, equipment and storage

equipment will be appropriately screened.

Complies

Public pedestrian entrances have been designed
accordingly. Refer to drawing no. DA 8001 -
Perspectives 02 included in Attachment 1.
Complies

External facades have been designed accordingly.
Refer to drawing no. DA 2100 - Building
Elevations 01 & DA 2101 — Building Elevations 02
included in Attachment 1.
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Design Standard

f. Economical panel systems including prefinished
metal panels, tiles, stones; or

g. Recycled materials (e.g. timber).

DS1.5 The maximum length of a uniform elevation
treatment above ground storey without variation or
articulation is 40m.

DS1.6 Buildings are designed to have balconies,
windows and building openings oriented and/ or
overlook streets and other areas which are accessible
to the public to provide casual surveillance.

DS1.7 Car parking may be located on ground or above
ground where sleeved or screened.

Public Realm

DS2.1 A minimum of 10% of the site is comprised of
planted landscapes.

DS2.2 Street frontages are unfenced or where street
frontage fencing is required for security and

CPTED purposes, it should be transparent (minimum
70% open).

Parking and Access
DS3.1 On site vehicle parking is provided at the
rates outlined in Appendix .

oV
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Applicant Response

Complies
All elevations have been appropriately articulated.

Complies
Buildings have been designed accordingly.

Complies
Car parking has been located on the ground floor.

Alternative Solution

The site will comprise 212m? (6.36%) of deep soil
planting.

Alternative Solution

As demonstrated by the Proposal Plans included in
Attachment 1, a 1.8m high fence will be provided
along the sites frontages to Aura Boulevard and
Park Avenue. The fence will be solid wall for 1.2m
and the top 0.6m will be 50% transparent
screening. A 1.8m high / 50% transparent fence
will be provided along the northern side boundary
and a 1.8m high solid timber fence will be provided
along the western side boundary.

Alternative Solution
Per Table 2 of Appendix |, the proposed
development (30 dwelling units) triggers the
following on-site parking and service vehicle
requirements:

e Car spaces: 30 resident spaces and 7.5 (8)

visitor spaces (total 38)
e Service vehicle spaces: MRV (Type A

Access) + VAN + WCV + ambulance

In this instance, an alternative parking and service
As
demonstrated by the Proposal Plans included in

vehicle  arrangement is  proposed.

Attachment 1, a reduced parking rate of 37 car
spaces (29 resident / 8 visitor) and Type B service
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Design Standard Applicant Response

vehicle arrangement is proposed. Given the
proximity of the proposal to future public
transport options and the future city centre, the
proposed 30 car spaces is considered acceptable.

DS3.2 Parking bays, manoeuvring areas, queuing Alternative Solution

areas, set down/pickup areas, aisles and driveways Parking bays, manoeuvring areas, queuing areas,

are designed in accordance with the dimensions and set down/pickup areas, aisles and driveways have

to the standards specified in: been designed accordingly.

e AS2890.1 Parking Facilities — Off-street Car Parking,

as amended; and

e AS2890.2 Parking Facilities — Off-street Commercial

Vehicle facilities.

DS3.3 The location of visitor or customer parking is Complies

not behind a security barrier. Visitor parking has not been positioned behind a
security barrier.

DS3.4 On-site parking and manoeuvring areas Alternative Solution

provide for all vehicles to enter and leave in a forward On-site parking and manoeuvring areas have been

motion. designed so that cars (not service vehicles) can
enter and leave in a forward motion.

DS3.5 The lot has physical access to a road. Complies
The subject site has physical access to multiple
roads.

DS3.6 Access to the site provides separation of a Complies

minimum 10m to an intersecting street where the

driveway is on the same side of the street.

DS3.7 Where an on-site waste collection area is Not applicable / Altrnative Solution

provided, access and manoeuvring areas must Waste collection will occur off-site via Phillip Lane.

provide for the specified vehicle.

DS3.8 Bicycle parking spaces are provided in Complies

accordance with Appendix I. Per Table 3 of Appendix |, the proposed
development (30 dwelling units) triggers the
following bicycle parking requirements:

e Resident: 30 spaces

e Visitor: 7.5 (8) visitor spaces

As demonstrated by the Proposal Plans included in
Attachment 1, 38 bicycle parking spaces have
been provided (30 resident/8 visitor).

DS3.9 Bicycle parking and storage facilities are easily Complies

accessible and provided in the building, or onsite Bicycle parking/storage facilities have been

within 100 metres of an entrance to the building, in provided throughout the site and are easily
accessible.
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Design Standard Applicant Response

accordance with five percent (5%) of the number of

employees, based on workforce numbers.

DS3.10 End of trip facilities for bicycles, involving Complies

dedicated amenities that are publicly accessible for End of trip facilities have been provided in each

bike storage areas, lockers, toilets and change facility, dwelling.

must be provided in accordance with Appendix .

DS3.11 For buildings less than 1,000m2, engineering Complies

design of all parking and manoeuvring areas is in Parking and manoeuvring areas have been

accordance with Councils adopted standards. designed in accordance with Council’s adopted
standards.

Environment

DS4.1 Development achieves the noise generation Complies

levels set out in the Environmental Protection (Noise) The proposal will achieve the noise generation

Policy 2008, as amended. levels set out in the Environmental Protection
(Noise) Policy 2008.

DS4.2 Development achieves the air quality Complies

objectives set out in the Environmental Protection The proposal will achieve the air quality objectives

(Air) Policy 2008, as amended. set out in the Environmental Protection (Air) Policy
2008.

DS4.3 Light emanating from any source complies Complies

with Australian Standard AS4282 Control of the Any light generated by the proposal will comply

Obtrusive Effects of Outdoor Lighting, as amended.  with Australian Standard AS4282 Control of the
Obtrusive Effects of Outdoor Lighting.

DS4.4 Outdoor lighting is provided in accordance Complies

with Australian Standard AS 1158.1.1 —Road Lighting Outdoor lighting will be provided in accordance

— Vehicular Traffic (Category V) Lighting - with Australian Standard AS 1158.1.1 —Road

Performance and Installation Design Requirements, Lighting — Vehicular Traffic (Category V) Lighting —

as amended. Performance and Installation Design
Requirements.

DS4.5 Any reflective glass material has: Complies

a. A level of light reflectivity of not greater than 20%; The proposal can be conditioned to comply.

and

b. A level of heat transmission of not less than 20%.

DS4.6 Development does not include the storage of Complies

dangerous goods as defined by the Work Health The proposal will not include the storage of

and Safety Act 2011, as amended. dangerous goods.

DS4.7 For all Multiple Residential (other than Duplex) Complies

buildings, rainwater tanks are to be installed to The proposal can be conditioned to comply.

ensure minimum 50% roof capture and reuse (or

minimum 75% roof capture if 3 storeys or more).

Tanks are to be sized at 1KL per dwelling.
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Design Standard Applicant Response

DS4.8 For all non-residential buildings, rainwater Not Applicable

tanks are to be installed to ensure minimum 50% roof The proposal is for residential use.

capture and reuse. Tanks are to be sized as 1KL per

toilet or urinal (with a minimum size of 5KL).

DS4.9 Tanks must be installed in accordance with all Complies

Council, State Government, Federal Government and The proposal can be conditioned to comply.
industry plumbing standards for rainwater tanks.

DS4.10 Tanks must be connected to and supply water Complies

to all of the following: The proposal can be conditioned to comply.

e Toilets (all toilets)

e Urinals (all urinals)

e Laundry (all cold taps in laundry)

e Outdoor taps (all outdoor taps)

Infrastructure

DS5.1 All development is connected to reticulated Complies

water supply, sewerage, stormwater drainage and The proposal will be connected to all required
telecommunication infrastructure and has an infrastructure networks.

electricity supply.

Multiple Residential (other than Duplex)

DS14.1 For all Multiple Residential uses involving Complies

more than two units, the building is sited and The main pedestrian entrance has been located on
designed such that: Aura Boulevard, the higher order street frontage.
a. The main pedestrian entrance to the building (or secondary pedestrian entrances have been
group of buildings) is located on the higher order located Aura Boulevard, Park Avenue and Phillip
street; Lane.

b. Access from the street to the entrance of the

building(s) or individual dwellings is easily discerned; Access from all street frontages to the entrances
c. Vehicular access to the site is separate from the of individual dwellings is easily discerned.
pedestrian access;

d. Street and parkland frontages comprise Vehicle access to the site has been separated from
‘semiactive uses/spaces’ such as habitable rooms of pedestrian access.

dwellings or rooming units, common recreation areas

(indoor and outdoor) and landscaped areas, to The proposal has been designed to optimise
facilitate casual surveillance; opportunities for casual surveillance.

e. The number of dwellings, windows and balconies

of habitable rooms that address adjoining streets,

communal recreation areas and open spaces is

optimised.

DS14.2 Non-habitable rooms of one dwelling are not Complies

located opposite windows of another dwelling unless The proposal has been designed in accordance
views are controlled by screening devices, distance, with DS14.2.

landscaping or design of the opening.
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Design Standard Applicant Response

DS14.3 Where habitable room windows look directly Complies

at habitable room windows and adjacent dwelling The proposal has been designed in accordance
within 2 metres at the ground storey, or 9 metres at with DA14.3.

levels above the ground storey, privacy is protected

by:

a. Window will heights being a minimum of 1.5

metres above floor level; or

b. Fixed translucent glazing being applied to any part

of a window below 1.5 metres above floor level; or

c. Fixed external screens; or

d. If at ground level screen fencing to a minimum

height of 1.8 metres.

DS14.4 The length of any unarticulated elevation ofa Complies

building, fence or other structure visible from the All elevations have been appropriately articulated.
street does not exceed 15 metres.

DS14.5 Any car parking area or other associated Complies

structures are integrated into the design of the Car parking areas have been appropriately
development such that: integrated into the design of the development.

a. They are screened from view from frontages to

streets, parks and adjoining land; and

b. They are not located between the building and the

street address.

DS14.6 All setbacks must comply with the provisions Complies

within the sub-precinct requirements and Table 52 The proposal has been setback 2m from both
and Table 53 where applicable. For 1 - 2 storey street frontages & 1.5m from both side
multiple residential dwellings, buildings are set back: boundaries.

¢ Front - a minimum 2m to a road frontage;

e Side - a minimum Om, where adjoining a non-

residential use or the minimum setback on the

adjoining boundary is Om, otherwise:-

- Minimum 1.5m

e Rear - Om where adjoining a non-residential use or

the minimum setback on the adjoining boundary is

Om, otherwise minimum 1m.

DS14.7 Except where specified otherwise in a Sub- Alternative Solution

Precinct provision: Deep soil landscape setback to perimeter of site
a. A 2 metre wide landscaped buffer strip is provided 1m minimum.

along the full frontage of the site;

b. At least 10% of the site area is provided as 336m? (10.08%) of the site area is proposed as
communal open space exclusive required buffer communal open space (exclusive of required
strips and clothes drying areas; buffer strips and clothes drying areas).
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Design Standard Applicant Response

¢. A minimum 1.8 metre high solid screen fence is As demonstrated by the Proposal Plans included in

provided and maintained along the full length of any Attachment 1, a 1.8m high fence will be provided

side or rear boundary; along the sites frontages to Aura Boulevard and
Park Avenue. The fence will be solid wall for 1.2m
and the top 0.6m will be 50% transparent
screening. A 1.8m high / 50% transparent fence
will be provided along the northern side boundary
and a 1.8m high solid timber fence will be provided
along the western side boundary.

DS14.8 For all Multiple Residential uses involving Alternative Solution

more than two units: As demonstrated by the Proposal Plans included in

a. Each ground floor dwelling has a courtyard or Attachment 1, each dwelling unit will be provided

similar private open space of not less than 15m2 with  with a private open space area that has a minimum

a minimum dimension of 3m directly accessible from area of 12m? and a minimum dimension of 2.4m.

the main living area; All private open space areas are accessible from a

b. Each dwelling above ground level has a balcony or living room, have adequate space to

similar private open space area of not less than 9m2 accommodate a table, chairs, planting, barbecue

for a 1 bedroom unit, and 16m2 for 2+ bedroom units and shade etc and have a maximum gradient not

(with a minimum dimension of 3m) directly exceeding 1:10.

accessible from the living area of the dwelling or

rooming unit.

DS14.9 The site cover for Multiple Residential Alternative Solution

buildings does not exceed: The subject site is included within the bounds of
a. 60% if within Precincts 7, 9, & 10 and Precinct 10, whereby a maximum site cover of 60%
b. 80% if within Precinct 8. applies. In this instance and with reference to the

Proposal Plans included in Attachment 1, the
proposal results in a site cover of 62.78% (minor
exceedance of 2.78%).

DS14.10 For multiple residential uses front fences Alternative Solution

and walls: As demonstrated by the Proposal Plans included in
a. Have a maximum height of not more than: Attachment 1, a 1.8m high fence will be provided
b. 1.8 metres if 50% transparent; or along the sites frontages to Aura Boulevard and
c. 1.2 metres if solid. Park Avenue. The fence will be solid wall for 1.2m

and the top 0.6m will be 50% transparent
screening. A 1.8m high / 50% transparent fence
will be provided along the northern side boundary
and a 1.8m high solid timber fence will be provided
along the western side boundary.

DS14.11 Building bulk is reduced by incorporating a Complies

combination of the following elements in building The proposal has been designed to reduce the

design: appearance of building bulk by incorporating a

a. Variations in plan shape, such as curves, steps, variety of building design elements.

recesses, projections or splays;
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Design Standard Applicant Response

b. Variations in vertical profile, with steps or slopes at

different levels;

c. Variations in the treatment and patterning of
windows, sun protection and shading devices, or
other elements of a facade treatment at a finer scale
than the overall building structure;

d. Balconies, verandahs or terraces; and

e. Planting, particularly on podiums, terraces and low
level roof decks.

DS14.12 Entry areas for the residents and visitors are  Complies
provided separately from entrances for other Building entrances are easily discernible.
building users and provide:

a. For safe entry from streets, car parking areas and
servicing areas;

b. Clearly marked, safe and secure parking areas are
provided for residents and visitors which is separate
from parking areas provided for other building users;
and

c. Security measures are installed such that building
users do not have access to areas that are

intended for the exclusive use of residents and
visitors.

Assessment — As demonstrated above, the proposal complies with the majority of the specific design
criteria for Sub-Precinct 10.1. Where the assessment identified a non-compliance with the POD, an
alternative solution demonstrating compliance with EDQ PDA Guideline No. 07 — Low Rise Buildings has
been provided.
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6.0

Conclusion

This report has assessed the town planning matters related to a proposal to Economic
Development Queensland for a Material Change of Use of Premises to establish Multiple
Residential (30 Dwelling Units) on land at Lot 8013 on SP344654, Aura Boulevard, Bells Creek Qld
4551.

The applicant has undertaken all necessary technical assessments to comprehensively investigate
and determine that the proposed development is a suitable outcome on the subject site. Such
investigations have resulted in the refinement and modification of the development layout from
the original concept discussed with Economic Development Queensland and Council.

The proposed development has been carefully designed to integrate with the existing and
anticipated character of the residential community within Sub-Precinct 10.1.

The proposed development complies with the majority of the specific design criteria for Sub-
Precinct 10.1. Where compliance with the POD was identified, an alternative solution
demonstrating compliance with EDQ PDA Guideline No. 07 — Low Rise Buildings has been provided.

This application does not contravene the development requirements specified within the
Economic Development Act 2012, or Economic Development Regulation 2013.

On the basis of the assessment contained within this report, it is requested that EDQ favorably consider
the development proposal subject to reasonable and relevant conditions.
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7.0 Attachments
Attachment 1 - Proposal Plans, prepared by Idea Architecture

Attachment 2 — Engineering Plan, prepared by Roofbrook Pty Ltd
Attachment 3 — Landscape Concept Plans, prepared by Land Ink Pty Ltd
Attachment 4 — Acoustic Report, prepared by Acoustic Works

Attachment 5 — Title Search
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