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19.3 MAJOR AMENDMENT PACKAGE (04/20): MEDIUM DENSITY RESIDENTIAL ZONE CODE
REVIEW

Objective Reference:

Authorising Officer:  Louise Rusan, General Manager Community & Customer Services
Responsible Officer: David Jeanes, Group Manager City Planning & Assessment
Report Author: Michael Beekhuyzen, Principal Strategic Planner

Attachments: 1. Major Amendment Package (04/20): Medium Density Residential
Zone Code Review (Parts 1 and 2)
2. Development Feasibility Assessment (CDM Smith)
3. Scenario Testing and Review of Amended Medium Density
Residential Zone Code (Urbis) 1
4. Draft Planning Scheme Policy 7: Multiple Dwelling Design Guide

The Council is satisfied that, pursuant to Section 254J(3) of the Local Government Regulation 2012,
the information to be received, discussed or considered in relation to this agenda item is:

(e) legal advice obtained by the local government or legal proceedings involving the local
government including, for example, legal proceedings that may be taken by or against
the local government.

PURPOSE

For Council to consider the contents of the City Plan Major Amendment Package (04/20): Medium
density residential code review.

BACKGROUND

At the General Meeting on 13 May 2020 Council resolved to:

1. Commence a major amendment (Medium Density Review) to the City Plan that reflects the
findings and recommendations of the medium density residential code review, in accordance
with Part 4, Clause 16.1 of the Minister’s Guideline and Rules under the Planning Act 2016.

2. Endorse the recommendations, as outlined in Attachment 2, to inform the proposed major
amendment of City Plan.

3. Ensure the major amendment is supported by further scenario testing and economic viability
assessment.

4. Maintain the report and attachments as confidential until such time that the amendment
package is released for public consultation, subject to Council and Ministerial approval.

ISSUES

Major Amendment Package (04/20): Medium density residential zone code review

Major Amendment Package (04/20): Medium density residential zone code review (the major
amendment package) has been prepared in line with the findings and recommendations contained
in Confidential Item 19.1 of the Council General Meeting on 13 May 2020.
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The major amendment package includes:
e Anamended medium density residential (MDR) zone code.
e Other consequential amendments to the City Plan, including:

0 Amended low medium density residential (LMDR) and tourist accommodation zone codes.
0 Introduction of new administrative definitions for a townhouse and apartment.
0 Other amendments to the City Plan required to reflect the above amendments.

It should be noted that one of the key recommendations of the medium density residential code
review was to bring the Multiple Dwelling Design Guide into the City Plan as a new Planning
Scheme Policy. This recommendation is, however, not proposed to be progressed through this
report and the major amendment package. Council adoption of the new policy will instead be
considered in the future Council report that seeks Council adoption of the major amendment
package following state interest review. The reason for holding the new policy until following State
interest review is that the new policy is not required to undergo State interest review. The new
policy is only required to be publicly consulted on. By holding the new policy until a future Council
report, unnecessary State review and comments will be avoided.

The major amendment package has been prepared using the following three-step process shown
in the chart below.

~
e Amend the MDR zone code based on the recommendation of the 13 May 2020
Council Report
J
~

¢ Provide the amended MDR zone code to independent consultants for development
feasibility and scenario testing

J
N
¢ Finalise the amended MDR zone code based on the findings of development
feasibility and scenario testing.
J

The amended MDR zone code has been subject to independent development feasibility testing,
scenario testing and review. Six (6) new illustrations have also been prepared and included in the
amended MDR code to visually assist with the interpretation of the code’s outcomes.

The following sections of this report outline the approach undertaken for development feasibility
and scenario testing and the findings of such testing (the feasibility and scenario testing reports
are attached for further information).

The key changes proposed to the MDR zone code are then outlined and grouped into the six (6)
recommendations contained in Attachment 2 of the 13 May 2020 General Meeting report.

The six (6) recommendations are as follows:
e Recommendation 1: Improved coordination of assessment criteria.

e Recommendation 2: Refinement of existing assessment criteria.
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e Recommendation 3: Introduce new assessment criteria.

e Recommendation 4: Incorporating the Multiple Dwelling Design Guide into the City Plan
(except for the new Planning Scheme Policy).

e Recommendation 5: New administrative definitions.

e Recommendation 6: Proposed amendments to the LMDR zone to ensure alignment with
revised MDR zone code.

Approach of development feasibility and scenario testing

Prior to development feasibility and scenario testing, the existing MDR zone code of the City Plan
was amended in line with the recommendations of the 13 May 2020 General Meeting report.

Acceptable Outcomes

To allow for development feasibility and scenario testing, the amended MDR zone code included a
range of revised acceptable outcomes. This approach allowed the testing of the quantifiable
acceptable outcomes. It should be noted that an applicant may seek an alternative outcome to the
acceptable outcome in the MDR zone code through a development application and, provided the
corresponding performance outcome is met, would receive approval. It is, however, not possible
to test the qualitative performance outcomes.

Table 1 below provides a summary of the tested acceptable outcomes.

TABLE 1: SUMMARY OF AMENDED MDR ZONE CODE ACCEPTABLE OUTCOMES FOR FEASIBILITY AND

SCENARIO TESTING

OUTCOME Multiple Acceptable outcome
dwelling type
DWELLING Apartment Apartment development involving 5 or more dwellings ensures that 40% of
DIVERSITY dwellings have a different number of bedrooms than other dwellings
Townhouse Townhouse development involving 5 or more dwellings ensures that 20% of

dwellings have a different number of bedrooms than other dwellings
SITE COVER Apartment 50%
Townhouse 60%
SETBACKS Apartment Front
e 4m to balcony and 6m to building wall for 3 storey building
e 6m to balcony and 8m to wall for 4 or more storey building
Side
e 3mup to 3 storey building
e 4m for 4 storey or greater building
Rear
e 6m to building wall for a 3 storey building
e 8m to building wall for a 4 or more storey building.
Townhouse Front
e 3m to building wall and 5.5m to garage
Side

any one boundary.
e 1.5m for building wall up to 4.5m in height
e 2m for building wall up to 7m in height

exceeds 7.5m
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TABLE 1: SUMMARY OF AMENDED MDR ZONE CODE ACCEPTABLE OUTCOMES FOR FEASIBILITY AND

SCENARIO TESTING

Rear
e 3m
LANDSCAPING | Apartment 20% of site area, including 10% deep planting areas with a minimum
and dimension of 4m
Townhouse
COMMUNAL Apartment 10 or more dwellings provides 15% of the site area or a minimum of 100m?
OPEN SPACE (whichever is greater) as communal open space with 10% or 75m? located on
ground level.
Townhouse 20 or more dwellings provides a minimum of 5% of the site area or a

minimum area of 50m2 (whichever is greater) as communal open space.

Lot size

The development feasibility and scenario testing included a range of scenarios focusing on MDR
zoned lots between 700m? and 1600m2. It should be noted that the development feasibility
testing is only relevant to the particular scenario and lot size tested. For example, while a multiple
dwelling development may not be feasible on a 700m? lot it may be feasible on a larger lot of
900m?2.

The lot size range of 700m? to 1600m? for testing was chosen based on the spatial analysis
presented in the 13 May 2020 General Meeting report that identified a high proportion of lots in
the MDR zone are relatively small. It was noted that a significant proportion (49%) of MDR zoned
lots are below 700m?2. However, lots of this size were not tested as they were considered to have
insufficient area for a well-designed multiple dwelling development and require amalgamation to
create a larger site.

To test the feasibility of amalgamating smaller MDR zoned adjoining lots, the development
feasibility testing included two scenarios that tested the feasibility of amalgamating adjoining lots
less than 700m? to create a lot greater than 1000m?.

Suburbs tested

The development feasibility scenarios have been undertaken across four suburbs (Alexandra Hills,
Cleveland, Wellington Point and Victoria Point). These suburbs were selected to provide a range of
dwelling sale price points, rather than only selecting high value dwelling sale price suburbs, to
ensure the testing reflects the range of MDR lots across the City. Similar to lot size, the results of
each scenario are only relevant to the suburb tested and should not be considered to apply across
the City. For example, a multiple dwelling scenario that is not feasible in one suburb may be
feasible if the scenario is replicated in another suburb with higher dwelling sales prices.

Differences between feasibility and scenario testing

The development feasibility testing and scenario testing have generally not tested the same
scenarios in terms of lot size. The development feasibility tested actual MDR lots rather than the
theoretical lots tested by the scenario testing.

In addition, the feasibility and scenario testing produced different multiple dwelling development
outcomes in terms of the number of apartments or townhouses for a similar site even though
both used the same acceptable outcomes. For example, the feasibility testing used only three
storey (3) townhouses resulting in a higher dwelling yield compared with the scenario testing that
used a mix of two (2) and three (3) storey townhouses developments.
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The differences between the two testing approaches illustrates the range of multiple dwelling
outcomes that are possible under the acceptable outcomes of the MDR code, depending on the
focus of the design. The feasibility testing focused on maximising dwelling yield, while the scenario
testing focused on ensuring a well-designed multiple dwelling development and all design
elements (site cover, setbacks, landscaping etc.) work together as intended and can fit on a lot.

Car parking rate

The feasibility and scenario testing adopted the car parking rate of the City Plan that applies to
multiple dwellings located in either Cleveland, Capalaba or Victoria Point centres or in proximity to
high frequency public transport (800m of train station or 400m of high frequency bus route), in
recognition that the spatial analysis identified that the majority (90%) of MDR zoned land meets
the above.

Development feasibility testing of the amended MDR zone code

Independent consultants CDM Smith were engaged to undertake development feasibility testing
of the amended MDR zone code. The development feasibility used four primary scenarios with
variations of the primary scenarios (except for scenario 3). This resulted in eight (8) apartment and
townhouse scenarios land being tested (see Table 2 below).

TABLE 2: DEVELOPMENT FEASIBILITY SCENARIOS
PRIMARY SCENARIO 1: THREE (3) STOREY APARTMENT DEVELOPMENT ON AN 819M? LOT IN ALEXANDRA HILLS ‘

SCENARIO 1A Three (3) levels of apartments with one level of basement car parking.
Twelve (12) apartments, comprising six (6) two bedroom and six (6) three bedroom
apartments

SCENARIO 1B Three (3) storey building with two levels of apartments and ground level parking.

Eight (8) apartments, comprising two (2) one bedroom, four (4) two bedroom and two (2)

three bedroom apartments.

SCENARIO 1C Three (3) storey building with two levels of apartments and ground level parking.

Eight (8) apartments, comprising four (4) one bedroom and six (6) two bedroom apartments.

PRIMARY SCENARIO 2: APARTMENT DEVELOPMENT ON AN AMALGAMATED LOT 1,012M? IN WELLINGTON POINT ‘

SCENARIO 2A Three (3) storeys of apartments with one level of basement car parking.

Fifteen (15) apartments, comprising nine (9) two bedroom and six (6) three bedroom

apartments.

SCENARIO 2B Four (4) storeys of apartments with two levels of basement car parking.

Twenty (20) apartments, comprising twelve (12) two bedroom and eight (8) three bedroom

apartments.

PRIMARY SCENARIO 3: THREE (3) STOREY TOWNHOUSE DEVELOPMENT ON AN 809M? LOT IN VICTORIA POINT ‘
‘ Seven (7) three storey townhouses.

PRIMARY SCENARIO 4: THREE (3) STOREY TOWNHOUSE DEVELOPMENT ON A 1,639M? LOT IN CLEVELAND ‘

SCENARIO 4A \ Fifteen (15) three storey townhouses with community title

SCENARIO 4B \ Fifteen (15) three storey townhouses with freehold title

The feasibility testing estimated the project cost and project benefits for each scenario. This
included the following key project costs and benefits:

e land acquisition (project cost)

e building construction (project cost)

e car parking construction (project cost)

e sale price of apartments/townhouses (project benefit)
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The project costs and project benefits were then compared, to determine a simple development
margin. To determine whether a scenario would attract development finance and be potentially
feasible, a conservative simple development margin of 20% was used. The report however does
note that in the current market a margin of greater than 18% may also allow a development
proposal to obtain finance. Table 3 below provides a summary of the feasibility testing for all
scenarios.

TABLE 3: SUMMARY OF COST BENEFIT RESULTS BY SCENARIO

Simple Development Margin Simple Development Profit

SCENARIO 1A -4.9% -$235,743

SCENARIO 1B 7.3% $200,843

SCENARIO 1C 15.9% $486,004

SCENARIO 2A 23.6% $1,448,868

SCENARIO 2B 0.0% $502

SCENARIO 3 14.5% $470,818

SCENARIO 4A 18.8% $1,307,377

SCENARIO 4B 24.2% $1,687,208

Table 3 shows that scenario 2a and scenario 4b provide a simple development margin greater than
20% and would likely obtain finance.

Scenarios 1c (15.9%), Scenario 3 (14.5%) and 4a (18.8%) while profitable developments are
considered unlikely to obtain finance due to not meeting the 20% simple development margin.

Scenario 1a (-4.9%), Scenario 1b (7.3%) and 2b (0%) are either marginally profitable or would make
a loss and would not obtain finance.

The above table shows that while all four (4) primary scenarios are profitable but that only primary
scenarios 2 and 4 would be likely to obtain development finance based on a 20% simple
development margin.

The following points are important to note from the above feasibility scenarios:

e The simple development margin changes significantly based on the sale price of dwellings. For
example, if scenario 1b and 1c were considered in Wellington Point rather than Alexandra Hills
the development margin is well above 20% (estimated 1b: 26% and 1c: 37%). As mentioned
previously, the results of a particular scenario cannot be considered to apply across the City
and only apply to the particular suburb.

e The cost of basement car parking ($1,600/m?) compared with ground level parking ($700/m?)
has implications for development feasibility, particularly in suburbs with lower apartment sales
prices. For example, scenario 1a (one level of basement car parking in Alexandra Hills) resulted
in a simple development margin of negative 4.9% compared with scenario 2a (one level of
basement car parking in Wellington Point) resulting in a margin of 23.6%.

e Scenario 2a demonstrates that it is more feasible to amalgamate smaller MDR zoned lots to
develop multiple dwellings in suburbs with higher sales prices.
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e The cost of basement car parking within the same suburb also has implications for feasibility,
with scenario 1 in Alexandra Hills showing this. Scenario 1a (one level of basement car parking)
resulted in a simple development margin of negative 4.9% while scenarios 1b and 1c (ground
level parking) have a simple margin of 7.3% and 15.9% respectively. This point and the
previous point show how multiple dwelling feasibility is sensitive to the car parking rate
applied.

e The dwelling mix also affects development feasibility. For example, scenario 1b and 1c are the
same development but with a different mix of apartments in terms of the number of
bedrooms. The simple margin for each is quite different, with scenario 1b having a simple
margin of 7.3% and scenario 1c 15.9%.

e The cost of constructing a multiple dwelling development also increases significantly when
above three (3) storey in height with the cost per square metre increasing from $1,900 to
$2,400. The additional cost is related to providing lifts with four (4) or more storeys.

The feasibility testing concluded that the redevelopment of MDR zoned land for 3 storey
apartments could be challenging to deliver in suburbs like Alexandra Hills, where the sales price of
apartments is lower than other suburbs. In addition, redevelopment on lots that are close to the
MDR zone minimum lot size of 800m? are also challenging to deliver, as scenario 1 shows.

It is important to note that the amended MDR zone code acceptable outcomes that underwent
feasibility testing are similar to the acceptable outcomes in the Brisbane, Gold Coast, Logan and
Moreton Bay Regional Councils’ planning schemes.

To address the findings of the development feasibility testing, changes have been made to the
amended MDR zone code. These changes include:

e Amending the assessment criteria for dwelling diversity to only apply to apartments, and
removing the quantifiable acceptable outcome for dwelling mix, to avoid potential negative
impacts on development feasibility. The overall and performance outcomes for dwelling
diversity will be maintained to require dwelling diversity but allowing this mix to be
determined and assessed for each site.

e Increasing the site cover for apartments on lots between 800m? and 1000m? from 50% to 55%
to provide scope for a multiple dwelling building to take up a larger proportion of a site, to
support the feasibility of smaller sites. This has resulted in reducing the rear setback from 6
metres to 5 metres, which still provides sufficient room to accommodate the minimum
dimension of 4 metres for deep planting and 5 metres for communal open space where
required.

To address the challenge of multiple dwelling feasibility in suburbs where the sales price of
apartments is lower than other suburbs, it is recommended that detailed local/precinct planning,
in consultation with the community, be undertaken for MDR and LMDR zoned land in suburbs like
Alexandra Hills to assess in detail what form of multiple dwelling development is feasible and likely
to be realised in these suburbs. This local planning could then form the basis for a future
amendment to the City Plan.

Scenario testing and review of the amended MDR code
Independent consultants Urbis were engaged to:

e Scenario test the acceptable outcomes of the amended MDR zone code
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e Undertake a review of the amended MDR zone code

e Produce illustrations to assist with interpretation of the outcomes sought by the amended
MDR zone

The following sections outline each of the above components of the scenario testing and review of
the amended MDR zone code.

Scenario testing

To ensure that the site cover, building setbacks (front, side and rear), building wall length and
articulation, communal and private open space, landscaping (including deep planting areas) and
car parking acceptable outcomes of the amended MDR zone code can all be accommodated and
work together as intended on a range of smaller lot sizes for both apartment and townhouse
development, the following five (5) scenarios were tested:

e Scenario A —three (3) storey apartment on a 700m? lot
e Scenario B — four (4) storey apartment on 1,000m? lot

e Scenario C—two (2) storey townhouse on 700m? lot

e Scenario D —two (2) storey townhouse on 1,200m? lot
e Scenario E —three (3) storey townhouse on 1,200m? lot

The scenario testing found that all of the above scenarios can comply with the amended MDR
zone code acceptable outcomes. There were, however, issues with the two apartment scenarios
on 700m? and 1,000m? lots meeting the maximum achievable site cover of 50%, which will in turn
negatively impact of development feasibility. This is discussed below.

The scenario testing also identified initially that an apartment front setback of 6 metres to the
balcony and 8 metres to the building wall for a four (4) storey, or greater, building would result in
a very wide and empty streetscape. To address this comment, the scenarios used the same front
setback of 4 metres to the balcony and 6 metres to the building wall.

Review of the MDR zone code

Urbis undertook a review of the amended MDR zone and provided specific wording changes and
comments on the code. Key wording changes and comments include:

e A number of changes to the overall, performance and acceptable outcomes of the amended
MDR zone code.

e Issues with providing a dwelling-diversity acceptable outcome, as the market can only support
uptake of certain product, depending on the market cycle and market demand.

e Issues with addressing building height by using both number of storeys and building height in
metres (the change to building height acceptable outcome was made to address issues
associated with four (4) storey apartment development fitting into the 13m maximum building
height for three (3) storey development).

Key Recommendations

The key recommendations from the scenario testing and MDR zone code review include:

e Key recommendation 1 (site cover): Scenario A (apartment on 700m? lot) did not meet the
maximum site cover of 50% within the front, side and rear setbacks. Consideration should be
given to either reducing the setbacks for sites less than 800m? or maintaining a minimum
800m? lot size acceptable solution.

Item 19.3 Page 95

This document is classified CONFIDENTIAL and as such is subject to
s.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA 4 NOVEMBER 2020

e Key recommendation 2 (site cover): Scenario C, D and E (townhouse development) delivered
significantly less site cover than the 60% provided for townhouses, due to other design
parameters including driveway access, deep planting and private open space. All scenarios
were under 50%.

e Key recommendation 3 (building height): the acceptable outcome for building height should
provide a revised height in metres for 2, 3, 4, 5 and 6 storey buildings that accounts for at-
grade parking.

e Key recommendation 4 (landscaped areas): requirements for private open space and
driveways limit the ability for Scenario C to deliver 20% landscaped area as an acceptable
outcome. Consideration could be given to limiting driveway extent, implementing an
acceptable outcome that includes impervious/landscaped areas as part of driveways to soften
the extent of development. Other considerations include implementing acceptable outcomes
for smaller lot sizes involving smaller setbacks, and lesser extent of deep planting and private
open space.

e Key recommendation 5 (streetscape requirements): the MDR code supports townhouse
scenarios that provide two-three separate driveways on one site. This will deliver a low quality
design outcome for the streetscape. Limitations on the number of driveways as an acceptable
outcome should be considered. This is a common approach by other local governments.

e Key recommendation 6 (private open space): not allowing private open space in the front
setback as an acceptable outcome should be reconsidered. The location of private open space
should also consider site specific circumstances including solar aspect, building orientation,
and other technical consideration like air quality and acoustic amenity.

e Key recommendation 7 (apartment diversity): specifying dwelling mix of either apartments or
townhouses will lead to significant debate. The market can only support the uptake of certain
residential products (i.e. 1, 2 or 3 bedroom dwellings) depending on broader economic
influences of supply and demand. There are options to consider for implementing a
performance outcome that seeks apartments of varying design and size to provide a diversity
of housing.

See the full summary of recommendations in Attachment 3 for further details.

Multiple dwelling illustrations

Urbis were also engaged to prepare six (6) illustrations for the amended MDR zone code to assist
with the interpretation of the outcomes.. These illustrations that were prepared are proposed to
be included in the MDR zone code in a single location with each illustration referenced by the
relevant outcome. For example, the following illustrations assist in interpreting outcomes relating
to building and roof design (PO15, PO16, PO21 and PO25) and as such are referenced by these
outcomes.
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Figure 1: MDR zone code illustration of building and roof design

mn‘

Amended MDR zone code

The MDR zone code of the Redlands City Plan has been amended in line with the six (6)
recommendations of the General Meeting on 13 May 2020 and the findings of the development
feasibility testing, scenario testing and MDR code review. This has required numerous changes to
the MDR zone code’s overall, performance and acceptable outcomes. Attachment 1 details the
proposed changes.

The following section outlines some the key changes made to the MDR zone code grouped into
the six (6) recommendations focusing on changes made to the performance and acceptable
outcomes.
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Recommendation 1: Improved coordination of assessment criteria

This recommendation was to improve the coordination between the MDR zone code assessment
criteria to ensure they work together to deliver high quality multiple dwelling outcomes. Key
amendments include:

Site cover

e The site cover performance outcome (PO9) has been amended to support the other design
assessment criteria of the amended MDR zone code. The changes relate to new outcomes for
site cover to be consistent with the intended medium density character of an area, immediate
streetscape and mitigate the bulk and scale of development. Other outcomes have also been
added to ensure site cover provides sufficient area to achieve a range of other design
outcomes, including boundary and frontage setbacks, private and communal open space,
residential amenity and landscaping outcomes.

e The site cover acceptable outcome (AO9) has been reduced from a maximum of 75% to a
maximum of 55% for an apartment building on a lot 800m? to 1000m?, 50% for an apartment
on a lot greater than 1,000m? and 50% for a townhouse. To meet the acceptable outcome,
multiple dwelling development would need to ensure that the site cover fits within the
building setbacks (building envelope).

e The changes made to the site cover acceptable outcomes (A0Q9) aligh with the building
setbacks (PO12 and PO13) to ensure that the site cover outcome is within the area of the lot
available after building setbacks are taken.

Boundary setbacks

e Specific front/street setback assessment criteria for apartments has been included (PO12 and
AO12) that differentiates between balcony and wall setbacks to support other design
assessment criteria like building articulation, street activation and passive surveillance
outcomes.

Communal and private open space

e The acceptable outcomes for community open space (AO4) and private open space (AO5) have
been expanded to comprehensively address the related performance outcome (PO4 and PO5)
by including design criteria. This will ensure that if an application meets the acceptable
outcomes for open space it will also meet all of the performance outcome rather than only
part.

Recommendation 2: Refinement of existing assessment criteria

This recommendation involved the refinement of existing performance and acceptable outcomes
to address a range of matters. Key amendments include:

e The site requirement performance outcome (PO7) has been expanded to ensure a site has
sufficient area to accommodate the scale and form of a well-designed and articulated
apartment building and its design and servicing requirements. To reflect the changes to the
performance outcome, the acceptable outcome (AO7) has also been expanded to include site
area criteria (lot size) that varies based on building height. For example, the site acceptable
outcome for a 3 storey apartment is to have a minimum of 800m? with a 20m street frontage,
while for a 4 storey apartment a site is required to have a minimum of 1,000m? with a 20m
street frontage to meet the acceptable outcome.
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e The building height acceptable outcomes have been revised down for 3, 4, 5 and 6 storey
buildings by 2 metres based on a review of a recently approved apartment development with
at-grade parking and comparison to other local government planning schemes. The maximum
building height for a three (3) storey building is proposed to be 11 metres. The Brisbane City
Plan for example includes a maximum building height of 11.5 metres for a three (3) storey
multiple dwelling development. The proposed reduced building height will ensure that a four
(4) storey building cannot fit within the building height acceptable outcome for a three (3)
storey building.

e The building boundary setbacks (front, side and rear) performance outcomes (PO12 and 13,
and AO12 and 13) have been expanded and changed through benchmarking with other
planning schemes, resulting in acceptable outcomes that are specific for apartments and
townhouses. The front setback assessment criteria have also been separated from the side and
rear boundary setbacks to ensure that the different outcomes being sought for front boundary
setbacks compared with side and rear setbacks are clear.

e The existing communal open space trigger of twenty (20) or more dwellings has been
maintained for townhouses but reduced to ten (10) dwellings for apartments (PO4), based on
benchmarking with other planning schemes. The change recognises that apartments require
communal open space at a lower threshold than townhouses as private open space for
apartments generally consists of only a balcony.

e The landscaping performance outcome has been expanded significantly to recognise the need
for deep planting areas to support the retention or establishment of significant trees that at
maturity compliment the scale and height of the built form (PO29 and PO30). The related
acceptable outcomes have also been expanded, with the overall landscaping increased from
15% to 20% of the site. The deep planting area of the overall landscaping is proposed at 10%,
and includes that deep planting has a minimum dimension of 4 metres rather than the current
2 metres. Flexibility is also introduced to provide deep planting areas where required on the
site to retain or establish significant trees, rather than requiring it on the street frontage.

e The roof design performance and acceptable outcomes have been amended to assist in
reducing overall roof and building bulk through articulation and variety in design (PO21). The
outcomes have also been amended to better address rooftop structures, open space and sub-
tropical design.

e The car parking performance and acceptable outcomes have been amended to ensure that
resident car parking provided at ground level is contained within the building footprint, and
landscaped/screened from view from the street, public spaces and adjoining properties
(PO22). Visitor car parking can be located in the front setback provided it is adjoining the
driveway and screened from the street.

e The waste and recycling storage area performance and acceptable outcomes have been
refined to ensure this area is contained in the building footprint and is not visible from the
street or public spaces and mitigates adverse amenity impacts on adjoining properties (PO34).

Recommendation 3: Introduce new assessment criteria

This recommendation involved the introduction of new assessment criteria (overall, performance
and acceptable outcomes) to require a dwelling mix (number of bedrooms), facilitate freehold
titling of townhouses, manage building size, enhance streetscape and site analysis criteria. The
new assessment criteria include:
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A performance outcome that apartment development involving five (5) or more dwellings
provides a mix of dwelling sizes in terms of the number of bedroom to accommodate a range
of household types (PO6). No acceptable outcome is proposed, based on the findings of both
the feasibility and scenario testing.

A performance outcome to facilitate freehold title for individual townhouses. The new
outcome only applies to new townhouses that are designed to function as separate dwellings
(PO38). The new outcome is based on an approved example in the City of new townhouses on
freehold title. Importantly, the outcome requires that the townhouse freehold lots are only
created following construction of the townhouses. This avoids the potential for lots to be
created below the City Plan minimum lot size acceptable outcome and not used for the
approved townhouse development.

A performance outcome that multiple dwelling building walls are visually interesting, through
providing articulation in the side and rear walls and a break up of multiple dwelling
development to reduce the bulk and scale of buildings, and support for dual orientation
dwellings with natural cross ventilation (PO19) is included. The related acceptable outcome
(A019) includes a maximum length of a building wall of 30 metres, with a surface articulation
in the side and rear wall, every 15 metres, or plus or minus 1.5 metres for a length of 5 metres.
Figure 2 below illustrates this acceptable outcome.

Figure 2: Example of three (3) storey apartment with articulation on side wall

The driveway and internal access ways performance and acceptable outcomes have been
amended to provide that driveway locations and design are well integrated with the building
design and streetscape, while considering street trees and utility infrastructures on the road
verge (PO23).

Recommendation 4: Incorporating the Multiple Dwelling Design Guide into the City Plan

This recommendation required the incorporation of the Multiple Dwelling Design Guide into the
City Plan. This recommendation has two key parts:
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e Integration of the Multiple Dwelling Design Guide into the assessment criteria of the amended
MDR zone code.

e Converting the Multiple Dwelling Design Guide into a new Planning Scheme Policy.

The integration of the design guide into the assessment criteria of the amended MDR zone code
has primarily involved inclusion of new or amended design assessment criteria in the amended
MDR zone code. Some key examples include:

e A new performance outcome that multiple dwelling development design responds to the site
characteristics and character of the surrounding neighbourhood (PO35). This can be achieved
through demonstrating that a suitable site and neighbourhood analysis has been undertaken
and used to inform the building design. The performance outcome is intended to ensure that
multiple dwelling design responds to the site, and that transposed standard (cookie cutter)
designs are not used.

e A new performance outcome whereby key corners are given appropriate prominence through
changes in articulation, materials, colour and roof form (PO16).

e A new performance and acceptable outcome criterion regarding the design of driveways and
internal access ways; to be designed as part of the overall design, use high quality and
interesting materials, reduce visual impacts through building siting and landscaping, and
limiting driveways to one per street frontage (PO23 and AO23).

This second part of this recommendation, to convert the Multiple Dwelling Design Guide into a
new Planning Scheme Policy, has been completed and is attached for noting purposes only at this
stage. Recognising that the new policy does not require state interest review, it will be integrated
with the major amendment package through the future Council report that seeks Council approval
to release of the major amendment package for public consultation. This will allow the major
amendment package and the new policy to be publicly consulted on at the same time.

Recommendation 5: New administrative definitions

This recommendation related to including new administrative definitions for townhouse and
apartment multiple dwelling forms into the City Plan. Other administrative definitions are also
proposed to define new terms included in the amended MDR code. These include:

e building footprint
e building envelope
e articulation

Recommendation 6: proposed amendments to the LMDR zone to ensure alignment with revised
MDR zone code

The proposed amendments to the MDR zone code have been made to the LMDR zone code,
where appropriate, to ensure the two codes align and achieve consistent outcomes for multiple
dwelling development throughout the City.

In addition, amendments have also been made to the Tourist accommodation zone code, where
appropriate, to ensure this code that also supports multiple dwellings is aligned.
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Next steps

The next step, subject to Council resolving to proceed with the major amendment package, is to
submit the package for state interest review and Ministerial approval to proceed to public
consultation.

The amendment process is expected to take approximately 12 months, based on previous
amendments to the City Plan that have followed the standard major amendment process under
the Minister’s Guidelines and Rules.

The option of making a temporary local planning instrument (TLPI) to change the operation of the
City Plan and give effect to the amendment package immediately while the amendment process is
progressed has been considered but is not recommended.

A TLPI is an appropriate response where both Council and the Minister are satisfied that urgent
action is needed to protect all or part of the planning scheme area from significant risk of serious
adverse cultural, economic, environmental or social conditions and where:

e The delay involved by following the major amendment process would increase the risk.
e The TLPI would not adversely affect a state interest.

The option of pursuing a TLPI is not considered to meet the above test. There is no clear indication
of a risk of serious adverse cultural, economic, environmental or social conditions that would
result because of the time taken to amend City Plan to incorporate the major amendment package
through normal processes.

Furthermore:

e Since commencement of the City Plan, on 8 October 2018, the Council has decided only a small
number of multiple dwelling applications (fourteen).

e Considering the current economic uncertainty associated with the COVID-19 pandemic, it is
not expected that there will be a higher rate of multiple dwelling development in the short
term.

e A TLPI would change the operation of the City Plan immediately without any opportunity for
public consultation on the major amendment package.

e The Minister would be unlikely to support a TLPI.

STRATEGIC IMPLICATIONS
Legislative Requirements

The proposed major amendment package is to be undertaken in accordance with the
requirements of the Minister’s Guidelines and Rules, a statutory document made under the
Planning Act 2016. This includes public consultation.

Risk Management

Undertaking the major amendment package in consultation with the community will ensure the
City Plan remains current and consistent with community expectations.

Financial

There are no financial implications resulting from this report.
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People

The staff resourcing required to make the proposed amendment will be drawn from the Strategic
Planning Unit of Council’s City Planning and Assessment Group.

Environmental

Ensuring the MDR zone code delivers a high-quality medium density built form consistent with the
Redland City character and with reasonable community views and expectations is important to
providing sufficient housing for the growing community within a contained settlement pattern
that supports environmental protection outcomes.

Social

Ensuring the MDR zone code delivers a high-quality medium density built form consistent with the
Redland City character and with reasonable community views and expectations is important in
providing housing diversity (including affordable and social housing outcomes) to meet the diverse
and changing housing needs of the community.

Human Rights

Ensuring the MDR zone code delivers a high-quality medium density built form consistent with the
Redland City character and with reasonable community view and expectations is important in
providing diverse and affordable housing that supports greater home ownership.

Alignment with Council's Policy and Plans

The proposed amendments will align with the Wise Planning and Design goals contained in
Council’s Corporate Plan and the Redlands Community Plan. This includes improving efficiencies in
the City Plan.

CONSULTATION
Consulted Consultation Date Comments/Actions
City Planning and 17 June — 5 August | Review and comment on draft medium density residential
Assessment Group, 2020 zone code
Development Assessment
Financial Services 13 July 2020 Advice on the 20% simple development margin used in the
CDM Smith development feasibility assessment
Community and Economic 13 July 2020 Advice on the 20% simple development margin used in the
Development CDM Smith development feasibility assessment
Legal Services 14 October 2020 Advice provided on s254(J) of the Local Government
Regulation 2012 (LCM 9225)
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OPTIONS

Option One

That Council resolves as follows:

1. To undertake a major amendment to City Plan as detailed in Attachment 1: City Plan Major
Amendment Package (04/20): Medium density residential zone code review.

2. To submit City Plan Major Amendment Package (04/20): Medium density residential zone code
review to the Planning Minister for the purpose of completing the State interest review, in
accordance with the process outlined in the Minister’s Guideline and Rules.

3. That the report and attachments remain confidential until such time that the major
amendment package is released for public consultation, subject to Council and Ministerial
approval or Council resolves not to proceed with the proposed major amendment package to
maintain the confidentiality of legally privileged, private and commercial in confidence
information.

Option Two

That Council resolves as follows:

1.

To undertake a major amendment to the City Plan as detailed in Attachment 1: City Plan Major
Amendment Package (04/20): Medium density residential zone code review (subject to
amendments).

To submit City Plan Major Amendment Package (04/20): Medium density residential zone code
review to the Planning Minister for the purpose of completing the State interest review, in
accordance with the process outlined in the Minister’s Guideline and Rules.

That the report and attachments remain confidential until such time that the major
amendment package is released for public consultation, subject to Council and Ministerial
approval or Council resolves not to proceed with the proposed major amendment package to
maintain the confidentiality of legally privileged, private and commercial in confidence
information.

Option Three

That Council resolves to not proceed with Attachment: City Plan Major Amendment Package
(04/20): Medium density residential zone code review.
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OFFICER’S RECOMMENDATION
That Council resolves as follows:

1. To undertake a major amendment to the City Plan as detailed in Attachment 1: City Plan
Major Amendment Package (04/20): Medium density residential zone code review.

2. To submit City Plan Major Amendment Package (04/20): Medium density residential zone
code review to the Planning Minister for the purpose of completing the State interest
review, in accordance with the process outlined in the Minister’s Guideline and Rules.

3. That the report and attachments remain confidential until such time that the amendment
package is released for public consultation, subject to Council and Ministerial approval or
Council resolves not to proceed with the proposed major amendment package to maintain
the confidentiality of legally privileged, private and commercial in confidence information.
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City Plan Major Amendment Package (04/20)

Medium Density Residential Code Review
Part 1: Medium Density Residential Zone Code
Prepared by Redland City Council

November 2020
Redlands Redland
S: 0 885 E CITY COUNCIL
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MNote- yellow highlight denotes an addition to the City Plan and stakeeut denotes a
deletion.

6.2.3 Medium density residential zone code
6.2.3.1 Application

This code applies to development:

(1) within the medium density residential zone as identified on the zoning maps contained within
Schedule 2 (mapping); and

(2) identified as requiring assessment against the medium density residential zone code by the
tables of assessment in Part 5 (tables of assessment).

When using this code, reference should be made to section 5.3.2 and, where applicable, section
5.3.3,in Part 5.
6.2.3.2 Purpose

(1) The purpose of the medium density residential zone code is to provide for medium density
living in areas that are close to public transport or centres, and charactensed by a mix of
multiple dwelling types. including-dwelh e ize nei

. :

(2)  The purpose of thé code will be achieved through the following overall outcomes:

(a) the medium density residential zone consists predominantly of townhouses and
apartments. Short term accommodation, retirement and residential care facilities
may also be established;

(b)  non-residential uses which provide a community service function or a local service
such as a café, may-be are only established where they are small scale, primarily
serve the needs of the immediate locality, do not significantly detract from
residential amenity, do not compromise the role of any centre and are provided as
part of a mixed use development with residential, retirement or tourist
accommodation;

(c) reconfiguration does not reduce lot sizes below 800m2, unless the resultant lots are
of a sufficient size to accommodate well-designed multiple dwelling development
and all required design elements (e_g. articulation of building elements, landscaping,
deep planting and open space) or where a townhouse development has been
designed to facilitate freehold titling;

Editor's note — small medium density residential zoned sites may need to be amalgamated or packaged info larger sites to
facilitate well-designed, integrated and efficient multiple dwelling design ocutcomes.

(d) individual apartment development housing provides a range of dwelling sizes in
terms of the number of bedrooms to cater for a range of different households;

(e) home-based businesses are undertaken where they do not detract from the
residential amenity of the area;

() development is generally two to three storeys in height, unless otherwise intended in
a particular precinct;

(@) buildings are set back from property boundaries to maintain an attractive
streetscape character, and-protect the privacy and amenity of adjoining residences,
provide for natural light and air circulation and provide for landscaping, including
deep planting areas;

(h)  development incorporates architectural styles and elements that reduce bulk and
enhance the visual impact of the built form;

(i) development achieves a well-designed, architecturally interesting built form through
a mix of articulation of building elements, roof forms, screening, textures, materials
and colours;
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()
(k)
0]

(m)

development makes a positive contribution to the streetscape and character of the
locality and strengthens site features, such as views, heritage or significant trees;
development provides high-quality private and communal open spaces for residents
that enhance liveability and meet recreational needs,

development provides car parking that is integrated into the site and building and
does not negatively impact on the site or adjoining sites or the quality and amenity
of the streetscape,

development retains (except where not practicable) or establishes significant trees
in deep planting areas-wherever-practical-develop tretains significant trees and

avoids alteration to natural drainage lines, and

Note — the retention of significant tree is accepted as not practicable where a significant tree due fo its location prevents the
ability to facilitate a well-designed, integrated and efficient multiple dwelling design outcome consistent with this code.

(n)

development creates a safe, comfortable and convenient pedestrian environment
within and external to the site, and facilitates a high level of accessibility and
permeability for pedestrians and cyclists.
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(3) The purpose of the zone will also be achieved through the following additional overall outcomes
for particular medium density residential precincts:

Figure 6.2.3.2.1—Precinct MDR1: parkiand living, Capalaba

(a)
(0]

(i)
(iii)

(iv)

Precinct MDR1: parkland living, Capalaba:

buildings are orientated towards Capalaba Regional Park and encourage
surveillance, access and views towards the park;

building height reinforces the role and vibrancy of Capalaba as a principal centre;
paths and landscape elements connect to the east-west pedestrian spine through

Capalaba principal centre through to Capalaba Regional Park; and

development reinforces a low speed traffic environment within the precinct and

extensive on-street car parking.
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(b)  Precinct MDR2: Mount Cotton Road, Capalaba:
(i) building height provides a transition in height between the principal centre and the
surrounding residential environment, to minimise potential impacts of
overshadowing and loss of privacy on adjoining sites.

Medium Density Residential ’& 5
D MDR2 Precinct Boundary N /}>

Cadastral Properties
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Figure 6.2.3.2.2—Precinct MDR2: Mount Cotton Road, Capalaba
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(c)  Precinct MDR3: Shore Street East, Cleveland:

(i) a slightly higher built form creates a focal point between Cleveland principal centre
and Toondah Harbour; and
(i) new development consolidates underutilised sites.

S — =~ \

. = s " T i
Medium Density Residential A
D MDR3 Precinct Boundary N
Cadastral Properties
D Qutiine of RCC
0 100 200 Meters

Figure 6.2.3.2.3—Precinct MDR3: Shore Street East, Cleveland
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(d)  Precinct MDR4: Cleveland:

(i) development assists in providing connections between Cleveland principal centre
and the surrounding area,

(i) building height reinforces the role and vibrancy of Cleveland as a principal centre
and the connection between the centre and Toondah Harbour; and

(i)  new development consolidates underutilised sites.

S
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Figure 6.2.3.2.4—Precinct MDR4: Cleveland
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(e)
(0}

Precinct MDRS5: Esplanade, Redland Bay:

development provides for a slightly higher built form which optimises the amenity

provided by the bay-side location.

Medium Density Residential ,&
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Figure 6.2.3.2.5—Precinct MDR5: Esplanade, Redland Bay
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(f) Precinct MDR6: South East Thomlands:

(i) urban development provides for a mix of affordable housing types;

(i) transport networks are coordinated and interconnected to ensure a high level of
accessibility for pedestrians, cyclists, public transport and private vehicles; and

(i)  interim development does not compromise or constrain the potential for well
designed future urban communities.

D MDRS6 Precinct Boundary N
Cadastral Properties
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Figure 6.2.3.2.6—Precinct MDR6: South East Thornlands

(g) Precinct MDR7: Eprapah Creek, South East Thornlands:
(1) urban development provides for a mix of affordable housing types;
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(i) development along Eprapah Creek provides for a slightly higher built form which
optimises the amenity provided by the creek-side open space;

(i)  transport networks are coordinated and interconnected to ensure a high level of
accessibility for pedestrians, cyclists, public transport and private vehicles; and

(iv) interim development does not compromise or constrain the potential for well
designed future urban communities.

o
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Figure 6.2.3.2.7—Precinct MDR7: Eprapah Creek, South East Thornlands
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(h)  Precinct MDRS8: Kinross Road and Boundary Road and precinct MDRS- Kinross
Road:

(i) urban development provides for a mix of housing types and achieves a minimum
net residential density of 44 dwellings per hectare;

(i) development provides for a high level of accessibility to nearby local centres and
community facilities;

(ili)  transport networks are coordinated and interconnected to ensure a high level of
accessibility for pedestnans, cyclists, public transport and private vehicles;

(iv) development on land fronting Boundary Road and Panorama Drive is designed to:

(A) rely on access from the internal street network with no access from
Boundary Road and Panorama Drive; and
(B) facilitate landscaping and acoustic treatment of Boundary Road and
Panorama Dnve;
(v) development maintains significant habitat linkages and assists in the safe
movement of koalas;
Editor's note—Applicants should be aware that the provisions of the Planning Regulation 2017, Schedules 10
(part 10) and 11 also apply to development in this area.
(vi) development does not compromise or constrain the potential for well designed
future urban communities;
(vil)  building height in precinct MDRS8 Kinross Road and Boundary Road is compatible
with that of surrounding residences.
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Figure 6.2.3.2.8—Precinct MDR8: Kinross Road and Boundary Road
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Figure 6.2.3.2.9—Precinct MDR9: Kinross Road

12|Page

Item 19.3- Attachment 1 Page 118
This document is classified CONFIDENTIAL and as such is subject to
5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees and councillor advisors of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA 4 NOVEMBER 2020

6.2.3.3 Medium density residential zone code — Specific benchmarks for assessment

Table 6.2.3.3.1—Benchmarks for assessable development

Performance outcomes

Acceptable outcomes

For development that is accepted subject to requirements and assessable

development

Dual occupancies

PO1

Toprovide Good residential design that
promotes the efficient use of a lot, an
acceptable amenity to residents, and te
facilitates off street parking.

AO11

A Dual occupancy complies with all of the
Acceptable Solutions specified in the
Queensland Development Code part MP1.3.

Mote — For the purpose of this AC, a reference to
“duplex” in the Queensland Development Code MP1.3 is
taken to be “Dual occupancy” as defined by this planning
scheme.

Mote — References to the Queensland Development
Code MP1.3 for the purposes of this AO are to be
applied as if these provisions applied to a Dual
occupancy.

Note — The Queensland Development Code MP 1.3
indicates that it is only applicable to Class 1 and
associated Class 10 buildings. For the purpose of this
AD, the class of building is irrelevant, as long as the
development meets the definition of “dual occupancy” as
defined by this planning scheme.

Note — Other zone code provisions will prevail over this
acceptable outcome to the extent of any inconsistency.

For assessable development
Edifor's-Note —

lanning Scheme Policy 7 Multiple Dwelling Design Guide provides te assist

assistance to applicants in achieving high standard design outcomes for multiple dwellings that meet the assessment

criteria in this planning scheme.

is-used-as-a-referenced

s that thic document

umentto supberih
PPe

ke in-this-nlanning
P o

Non residential uses

PO2
Mon-residential uses occur only where they:

(1)  are for a food and drink outlet,
community care centre or community
N LA R L s =t
cafa,

(2) are integrated designed to be
compatible with residential activities as
part of a mixed use development;

(3) do not unduly detract from internal or
local residential amenity;

(4)  are small scale and primarly serve the
immediate community; and

(5) do not impact on the function of any
nearby centre.

Mo acceptable outcome is nominated.

Short term accommodation

PO3

MNo acceptable outcome is nominated.

3
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Performance outcomes

Acceptable outcomes

Short term accommodation is located and
designed to minimise conflicts with
permanent residential development.

All residential development — communal and private open space

PO4

Development involving an apartment
development with 10 or more dwellings or a
townhouse development with 20 or more
dwellings provides sufficient communal open
space that:

(1) is readily accessible, usable and safe;

(2) provides flexible spaces and recreation
facilities suttable for a range of
activities;

(3) Is landscaped to provide shade,
creating a pleasant micro-climate and
for visual relief to soften the impact of
building and hardstand areas;

(4) provides opportunity for casual social
interaction,

(5) is designed and located to minimise
impacts on the amenity of residents of
the development and neighbouring
properties;

(6) is co-located with but separate from
deep planting areas (except where not
practicable); and

(7)  minimises impervious ground level
areas to improve on-site stormwater
filtration.

AO4.1

Communal open space is provided, where

development involves:

(1) an apartment development with 10 or
more dwellings;

(a) provides a minimum of 15% of the
site area or 100m2 (whichever is
greater) as communal open space ;

(b) has a minimum dimension of 5m; and

(c) communal open space can be
provided at ground level, on rooftops,
on podiums, by indoor recreational
facilities, or a combination of these;
and

(2) atownhouse with 20 or more dwellings

(a) provides a minimum of 5% of the site
area or & minimum area of 50m?
(whichever is greater) as communal
open space; and

(b) has a minimum dimension of 5m.

AO4.2

A communal open space area is designed to:

(1) be centrally located to be readily
accessible for residents via pedestrian
pathways,

(2) be co-located with deep planting areas
where practicable;

(3) ensure that 50% of the principal usable
area receives a minimum of two hours of
direct sunlight between 9am and 3pm on
21 June;
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(4) be clearly distinguished from any private
open space

(5) be well Iit and subject to passive
surveillance;

(6) provide a range of recreational facilities
including, for example;

(a) seating for individuals or groups;
(b) barbeque areas;

(c) play equipment or play areas; and
(d) swimming pool, gyms, tennis court,

common room or communal gardens;

(7) provide a minimum of 15% planted or
grassed landscaping, including a planted
area with a minimum width of 1.5m
where adjoining a neighbouring property;

(8) ensure a minimum of 15% of the area is
shaded by trees;

(9) have a finished surface level with a
gradient less than 5 percent,

(10) have hard and soft landscape
treatments; and

(11) be clear of all non-recreational
structures, including clothes hoists,
driveways, water tanks, car parking and
garbage storage.

Editor's note: landscaping provided in communal open
space is separate from deep planting areas.

(1

()

(3)

4)
(5

POB

Development provides private open space
that is:

is useable in size and shape to meet
the needs of a diversity of potential
residents;

is functional and easily accessible from
living or common areas to promotes
outdoor living as an extension of the
dwelling,

is clearly identified as private open
space; and

provides a high level of privacy for
residents and neighbours; and

Is located and designed to enhance
the liveability of residents.

AOb.1

For a ground floor dwelling, ground floor
private open space is designed and located

to provided-with:

(1
(2)

(3)

with:

predominately face north, east or west;

provide a minimum area of 16m? if a
dwelling in a residential care facility, or

provide a minimum area of 25m2 for all
other dwellings; and

a a minimum dimension of 4m and
clear of any utilities such as gas,
clothes drying facilities, water
tanks or air-conditioning units;

b. direct access from living or
common areas to extend the living
space;

¢ screening or fencing to clearly
identify the area as private open
space,

d. a high level of privacy for residents
and neighbours; and

e. a high level of acoustic amenity.
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AO5.2

For dwellings above ground level, private

balconies are designed and located to- are

(1) predominately face north, east or west;

(2) be orientated with the longer side
facing outwards, or open to the sky, to
optimise daylight access into adjacent
rooms;

(3) provide a minimum of 10mZ2if a
dwelling in a residential care facility, or

(4) for all other dwellings:

(a) a minimum area of 10m2 for a 1
bedroom unit; ard-or

(b) a minimum area of 16m?2 for a two
or more bedroom unit;

with:

a a minimum dimension of 3m and
clear of any air conditioning unit or
drying space;

b. direct access from living or
common areas to extend living
areas; and

c. a high level of privacy for residents
and neighbours.

AO53
Where clothes drying areas are provided on
private balconies they are screened from
public view and do not take up more than
10% of the balcony area.
Apartment diversity
PO8& Mo acceptable solution nominated.
Development for an apartment development
involving 5 or more dwellings provides a mix
of dwelling sizes, in terms of the number of
bedrooms, to accommodate a range of
household types.
Built form
PO7 AOT7A1
Development occurs on a site that has an Development has a minimum site area and
area and street frontage width that is street frontage width of:
sufficient to: (1) 800m?2 and 20m, for a building 3 storeys
(1) accommodate the scale and form of well- or less in height; or
desig_ned ar_'td_articulated multiple (2) 1,000m2 and 20m, for a building 4
dwelling building; storeys or greater in height.
(2) allow buildings to be oriented to the
street:
16|Page
Item 19.3- Attachment 1 Page 122

5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees and councillor advisors of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA

4 NOVEMBER 2020

Performance outcomes

Acceptable outcomes

(3) provide for communal and private open
spaces at ground level;

(4) provide safe and convenient vehicle
access to the site;

(5) accommodate on-site parking far
residents and visitors, and waste and
delivery vehicles manoeuvring;

(6) deliver substantial landscaping including
deep planting areas to retain or establish
significant trees; and

(7) provide adequate building setbacks to
adjoining properties to maintain
residential amenity and privacy.

PO8

Development provides for interaction with the
street and public spaces by:

(1) providing non-residential uses, like a food
and drink outlet, at ground level with
direct and safe pedestrian access; or

(2) providing dwellings or habitable rooms at
ground level; and

(3) ensuring ground level dwellings or
habitable rooms adjoining a street or
public space have direct and safe
pedestrian access to the street or public
space wherever possible.

PO7 ull_alaual_pgss_ ible.-grour d_ loar-dwellings

strest.

Mo acceptable solution nominated.

Figure 6.2.3.3.7 illustrates.

PO9
Site cover:

(1) is consistent with the intended medium
density character of the area and
immediate streetscape,

(2) mitigates the bulk and scale of
development;

(3) provides natural light, sunlight and
breeze to living and open space areas;

(4) provides for privacy between dwelling
units for residents and neighbouring
properties;

(5) supports residential amenity for
residents and neighbouring properties

(6) provides usable open space for
residents; and

(7)  allows for substantial landscaping,
including deep planting areas to retain
or establish significant trees.

A09.1
Site cover:

(1) fits in the building envelope (within the
acceptable setbacks); and
(2) does not exceed -
(a) 55% for an apartment development
on a lot 800m2 to 1000mZ; or
(b) 50% for an apartment development
on a lot greater than 1000m? or for a
townhouse development.

Figure 6.2.3.3.5 illustrates.
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1 allows forprovision-of substantial-open 4+ 75%-where-a-muliiple-dwelling-with-a
space and landscaping on the site_and bbb el sonal woor bess thar Ly
i

Z Bl% otherwise

PO10 A10.1
Building height Building height does not exceed the height
(1)  in precinct MDR1 parkland living, setout in Table 6.2.3.3.2 Building height.

Capalaba, is mid-rise and provides
transition up to higher buildings within
the principal centre;

(2) in precinct MDR2 Mount Cotton Road
Capalaba, is mid-rise but steps down
from the principal centre to low-rise
residential areas south of Redland Bay
Road;

(3) inprecinct MDR3 Shore Street East,
Cleveland, is mid-rise but creates a
focal point between Cleveland principal
centre and Toondah Harbour;

(4)  inprecinct MDR4 Cleveland, is mid-
rise and reinforces the connection
between Cleveland principal centre
and Toondah Harbour;

(5) in precinct MDRY Eprapah Creek,
South East Thornlands and precinct
MDRS5 Esplanade, Redland Bay, is
mid-rise, accommodating a slightly
higher built form than surrounding
medium density residential zoned land
locations;

(8) inprecinct MDR8 Kinross Road and
Boundary Road, is low-rise and
compatible with the height of
surrounding residences, and

(7) is up to three storeys (with a maximum
height of 11m) in all other areas.

PO11 AO111

Where building height over 4311m is Buildings:

intended, buildings step down in height and (1) within 10m of the common boundary
scale to be of a similar size to intended have a building height no more than 43
building height on adjoining residential zoned 11m; and

land. (2)  within 20m of the common boundary

have a building height no more than
6m greater than the intended building
height on the adjoining site.

Figure 6.2.3.3 1 illustrates.

Item 19.3- Attachment 1 Page 124
This document is classified CONFIDENTIAL and as such is subject to
5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees and councillor advisors of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA

4 NOVEMBER 2020

Performance outcomes

Acceptable outcomes

|L_

o “mn
Propetty
boundary

NEW
DEVELOPMENT

Figure 6.2.3.3.1 —Height between
adjoining development

PO12

Front boundary setbacks (other than
basements):

(1) create an aftractive, consistent and
cohesive streetscape,

(2) results in development not being
visually dominant or overbearing with
respect to the streetscape,

(3) assist in achieving visual privacy to
ground floor dwellings from the street;

(4)  support the location of balconies for
casual surveillance of the street and
articulation of the building facade;

(5) provide for landscaping to soften and
screen the built form, including deep
planting areas to retain or establish
significant vegetation,

(6) provide for usable open space for
oeccupants the residents;

(7)  provide for visitor car parking for
apartment development; and

(8) where tandem car parking spaces are
proposed in front of townhouse
garages, they are contained wholly
within the property boundary.

Editor's note —The provision of tandem car parklng

spaces is not supported in all locations. Refer to Table

9.3.5.3.2 — Minimum on-site vehicle parking

requirements in the Transport, servicing, access and
parking code for further information.

AO012.1
The front boundary setback is a minimum of.

(1) 3m to the building wall and 5.5m for
garage doors for a townhouse
development, or

(2) 4m to balcony, eaves, awning or the like
and 6m to building wall for an apartment
development;

Figure 6.2.3.3 6 illustrates.
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7E - - — .
carparking-and clothes-drying-and
5 where tandem car parking spaces are
proposed in-front of garages, they-are
boundary.
PO13 AO13.1
Side and rear boundary setbacks: The side boundary setback:
(1) minimise the impacts of developmenton | Atthe-side-beundary
the amenily and privacy of existing and (1) provides that a built to boundary wall
future adjoining residents, does not exceed 4.5m in height and 9m
(2) does not prejudice the intended future in length along any one external
development of adjoining sites, boundary for a townhouse development;
(3) contribute to the pattern of the and
strfeetscape Sonslent W'Fh heinindan (2) otherwise for a townhouse development,
neighbourhood character, e mTaT
(4) support the separation of buildings to S
provide visual and acoustic privacy; (a) 1.5m for a building wall up to 4.5m
(5) maintain sufficient levels of natural light, high;
and air circulation for residents of the (b) 2m for a wall up to 78.5m high;
development and adjoining sites; (c) 2-5m plus 0.5m for every 3m or part
(8) ensure daylight penetrates all sides of thereof by which the building
the proposed building, exceeds 78.5m; or
7) provide for communal and private open
(7 gpaoe Hieas - P (3) for apartment development on a lot
. -« ’ . 800m? to 1000m?, is a minimum of 3m to
(8) I‘:}r;‘l‘;'g; S%Tﬁézrd%mnggg?n;dw_ a balcony or the building wall, or
9 : w, 4 i e (4) for apartment development on a lot
(9) support the introduction of landscaping to greater than 1000m2, is a minimum of 4m
complement building massing, screen to a balcony or the building wall.
buildings and support the privacy of
existing and future adjoining residents; Note—Where a multiple dwelling in the form of
and attached or terrace houses is proposed, side setbacks
(10)provide for deep planting areas, to retain would apply only to boundaries shared with adjoining
and protect significant native trees sites and not to "internal” lot boundaries within the
development site.
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(except where not practicable) and AO13.2
vegetation, or establish large subtropical The rear boundary setback is:
shade trees.
(1) for a townhouse development a minimum
. . ) of 3m, or
Mote —the retention of a significant tree is accepted as =
not practicable where a significant free due to its location | (2) for apartment development on a lot
prevents the ability to facilitate a well-designed, 800m?2 to 1000m2. a minimum of 5m to a
integrated and efficient multiple dwelling design outcome e .
et R e balcony or the building wall; or
(3) for apartment development on a lot
greater than 1000m2, a minimum of 6m to
a balcony or the building wall.
of
1 dmforawallupto13m-high—and
2. Bmwhersabove 13m high
PO14 No acceptable outcome is nominated.
Basements:
(1)  are located outside of deep planting
areas,
(2) are designed to integrate into the
building facade and landscape design
to minimise visual impacts on the
streetscape; and
(3) provide for natural ventilation
+
z
PO15 No acceptable outcome is nominated.
Buildings are designed to:
Figures 6.2.3.3.7 and 6.2 3.3 8 illustrates
(1) contrnbute to an attractive streetscape
and intended character of the local area,
(2) be orientated to the street;
(3) incorporate balconies that address street
frontages and public spaces;
(4) provide modulation and articulation in the
building fagade and elevations’ horizontal
and vertical profiles;
(5) provide projections and recesses in the
facade and elevations that reflect
changes of intemal functions of buildings,
including circulation;
(6) include variation in building materials,
contrasting colours, textures and finishes
that emphasise architectural features,
21|Page
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(7) use similarly proportioned roof forms,
doors, windows and balconies to
complement the local character,
break up the appearance of large
buildings through roof form, matenals,
articulation, projections and recesses that
reflect the existing streetscape scale; and
(9) articulate building entrances and
openings.

(8

=

PO16 No acceptable outcome 1s nominated.
Development ensures that
(1) corner sites address both street Figures 6.2.3.3.7 and 6.2.3.3 8 illustrates.

frontages; and

(2) key corners are given prominence by
changes in articulation, materials,
colour/artwork and roof expression.

PO17 AO017
Development for services and related Services and related structures (such as
structures: electricity transformers, fire hydrant and
(1) are accessible for maintenance: booster assemblies.) w_here located In the
(2) are integrated to blend into the overall front boundary setback:
development design; and (1) extend for no more than 5m or 10% of
(3) are designed and orientated to not the street frontage (whichever is lesser);
visually dominate the street frontage. (2) are orientated towards internal driveways

or footpaths; and

(3) are located, screened with similar
materials to the building or landscaped to
not be visually obtrusive when viewed
from the street.

Figure 6.2.3.3 8 illustrates.

PO18 Mo acceptable outcome is nominated.

A main pedestrian enfrance is provided for an

apartment building that connects the street

with the building and:

(1) is separated from the vehicle entry;

(2) provides safe and convenient access to
the building for pedestnans, with crime
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prevention principles incorporated, to
eliminate concealment areas and visually
delineate the public and pnvate spaces;
and

includes an entry treatment that provides
waiting space off the footpath, lighting,
mailboxes, building signage and
numbering.

(3

—

PO19

Multiple dwelling building walls are designed

to:

(1) be visually interesting through the
provision of articulation on the side and
rear walls;

(2) avoid highly reflective finishes;

(3) break up multiple dwelling development
and reduce the scale and bulk of the
buildings; and

(4) support dual-orientation dwellings to
provide for natural cross ventilation.

AO19.1

The maximum length of a buillding wall in any
direction is 30m, with a change in the building
line every 15m on side and rear walls of plus

or minus 1.5m for a length not less than 5m.

Figures 6.23 3.7 and 6.2.3.3 8 illustrates.

Editor's note-full building separation provides a minimum
of 6m.

PO20

Design elements promote a subtropical and
climate responsive design character through:

(1) the use of deep balconies verandabs,
decks and eaves;

orientating habitable room windows,
private open space (balconies and
terraces) to the north where possible;
maximising dwellings with a northern
aspect,

@

—

@3

—

(4

—

maximising dual orientation of habitable
rooms to provide for natural cross
ventilation;

(5

—

integration of buildings with landscape
planting and deep planting areas to
create a pleasant micro-climate; and

G

—

screening habitable rooms from the
western sun, using building and
landscape elements.

MNo acceptable outcome is nominated

Figures 6.2.3 3.7 and 6.2 3.3 8 illustrates.

Editor's note—Applicants should have regard to
Subtropical Design in South East Queensland A
Handbook for Planners Developers and Decision Makers
(2010 Centre for Subtropical Design QUT).

PO21

The design of roof form, rooftops and building
caps of apartment development:

(1) provides an interesting and attractive
roof-scape that enhances the
architectural distinction of the building
and makes a positive contribution to the
local character,

is articulated to reduce the bulk and scale
of a building when viewed from the street
considers the ability for discreet
placement and optimum ornentation of
solar panels;

(4) maximises solar access for dwellings

(2

—_

(3

—

AO021.1

Roof form, rooftops and building caps are

designed to:

(1) include interesting forms created through
pitches, gables, skillions or other
features;

(2) be articulated to break down the roof and
building bulk and scale;

(3) provide opportunity for stormwater
collection, solar energy and communal
open space;

(4) be angled to the north and east to
maximise solar access in winter; and
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during winter and provides shade in (5) incorporate hoods and overhangs to
summer; and shade walls and windows from the
(5) incorporates variety in design, and summer sun.
(6) effectively integrates or screens service
structures, plant and equipment and
provides for the future inclusion of i :
additional plant and equipment; and Figures 6.2.3.3.7 and 6.2 3.3 8 illustrates.
(7) avoids highly reflective finishes.

AO21.2

Rooftop service structures, plant and

equipment are:

(1) integrated into the building design to be
an architectural feature; or

(2) discreet or effectively screened, and

(3) designed to enable future inclusion of
plant and equipment such as
telecommunications facilities in an
unobtrusive manner

AO21.3

Where rooftops are used for communal open

space:

(1) service structures, plant and equipment
are visually and acoustically screened;
and

(2) landscaping is provided to provide shade
and visual relief.

PO22 AO22.1

Parking facilities for apartment development | Parking facilities for residents (excludes

(1) are contained within a basement level or | Visitor car parking)..
within the building footprint where located | (1) are located in a basement level; or
at ground level : (2) within the building footprint at around

(2) are designed to not dominate the level where;
streetscape or the building form when (a) landscaped and screened from
viewed from the street, other public view from the street, other public
spaces and adjaining properties; spaces and adjoining properties;

(3) provide storage areas for residents; and (b) integrated into the building

(4) mitigate amenity impacts on adjoining facade through architectural
residents. elements; and

(3) provide storage areas for residents.

AOD222

Visitor car parking (excludes resident

parking) are located:

(1) in a basement level; or

(2) at ground level within the building
footprint where landscaped or screened
from view from the street, other public
spaces and adjoining properties; or
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(3) inthe front setback where adjoining the
driveway and landscaped or screened
from view from the street.
PO23 AO023.1
Parking facilities for townhouse development | Vehicle parking structures are located behind
are located so they do not dominate the the front building alignment.
streetscape or the building form when viewed
from the street.
PO24 AO024.1
Driveways and internal access ways are Driveways and internal access ways are
located and designed to: located and designed:
(1) integrate into tr_'re overal_l building design; (1) to incorporate high quality pavement
(2) define the public and private space; materials, textures and colours that are
(3) support active street frontages and consistent with the overall building
enhance the streetscape character; design:
(4) incorporate high quality pavement o
materials, textures and colours to (2) ]tco btte Ilm}ted to one crossover per street
contnbute to an attractive and interesting g,
streetscape; (3) to provide the minimum width required;
(5) minimise visual impact of long driveways | (4) to be offset from the side boundary by a
through changing alignments and minimum of 1m to allow far landscaping;
landscaping; and
(6) be located on secondary/rear frontages, | (5) to minimise and soften visual impacts
where available; through
(7) limit the number and width of driveway fiset ali FEEREaR
crossovers to the minimum required; (llin Ze| :{;gnme_an (:o e nvemay
(8) minimise the extent of internal access phdianescaping Wsueeniie
ways: view of the driveway from the
(9) mitigate impacts on neighbouring sinedll
properties: (b) a change in alignment within
(10)maximise the availability of on-street 20m from the street frontage;
parking; and
(11)support the retention or establishment of (c) soft landscaping along the
street trees; and driveway and at the end of the
(12)allow for refuse collection and street straight alignment.
infrastructure.
Figure 6.2.3.3.7 illustrates.
PO25 AO025.1
Development provides front fences or walls Fences or walls along a street front or public
along street frontages, or public spaces, that | space are designed to incorporate a mixture
create an attractive streetscape by of building materials that complement the
(1) incorporating a mixture of building dosiqnicillie Eiiding:
materials that complement the design of AO25.2
buildings Where a fence or wall along street frontages
(2) providing visual interest and a softening or public spaces exceeds 10m in length,
of the visual impact where significant in indentations, material variation or soft
length landscaping (including planter boxes) are
(3) highlighting the entrance to the property IREDROmO:
Figure 6.2.3.3.7 illustrates.
PO26 A026.1
Development is designed to ereate-an Balconies, windows and building openings
attractive streetscape-and-discourage cnime overlook streets and other public spaces.
25|Page
Item 19.3- Attachment 1 Page 131

5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees and councillor advisors of the Local Government Act 2009



This document is classified CONFIDENTIAL and as such is subject to

CONFIDENTIAL GENERAL MEETING AGENDA 4 NOVEMBER 2020
Performance outcomes Acceptable outcomes
and anti-social behaviour by:
(1) maximising opporitnities far gasual Figures 62332 and 62 3 39 illustrates.
surveillance of the street, public places,

x low fencing o define
communal open space (where provided) R o nitory and maintain
pedestrian and cycle paths, including the R as et o
primary pedestnan entrance and car
parking areas;

(2) ensuring spaces are well lit;
(3) minimising potential concealment and
entrapment opportunities;
(4) providing direct movements with clear
unobscured sight lines; and
(5) having fencing and walls along a street
frontage or public space incorporate
visually permeable materials and Figure 6.2.3.3.2—Overlooking
treatments.
A026.2
Fences or walls along a street frontage or
public space have a maximum height of:
(1) 1.2m where solid; or
(2) 1.8m where that portion of the fence
above 1.2m high is at least 50%
transparent.
Figures 6.2.3.3.3 and 6.2 3.3 4 illustrate.
M
Figure 6.2.3.3.3 — Fencing (1)
1.8m
o M we
Figure 6.2.3.3.4 — Fencing (2)
PO27
On elevated or steeply sloping sites: No acceptable outcome is nominated.
(1) development is sympathetic to the
natural landform through the use of
terraced or split level building forms
that minimise ground level disturbance
outside the building footprints; and
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(2) the understoreys of buildings are
screened to maintain the quality of
view when viewed from below.

Amenity

PO28

Privacy between dwelling units on the site
and adjoining sites is achieved by effective
building design and the location of windows
and outdoor open spaces to prevent
overlooking into habitable rooms or private
open space areas or through the use of
screening devices. Where screening devices
are used, they are integrated with the
building design.

AO28.1

Where habitable room windows are directly
adjacent to habitable rooms of adjoining
dwellings and are within a distance of 9m and
within an angle of 45 degrees, privacy is
protected by:

(1) sill heights being a minimum of 1.5m
above floor level; or

(2)  providing fixed translucent screens,
such as frosted or textured glazing, for
any part of the window below 1.5m
above floor level; or

(3) providing fixed external screens.

Figure 62 3 3 9 illustrates.

AO28.2

Outlook from windows, balconies, stairs,
landings, terraces and decks and other
private areas, is screened where a direct
view is available into the private open space
of another dwelling. Screening is achieved
by:

(1) fixed translucent screens, such as
frosted or textured glazing, for any part
of the window below 1.5m above floor
level; or

{(2) fixed external screens; or

(3) planting that will achieve a minimum of
2m In height at maturity.

Figure 6.2.3.3.9 illustrates.

AO28.3

Where incorporating screening devices, they
are:

(1)  solid translucent screens or perforated
panels or trellises that have a
maximum of 25% openings, with a
maximum opening dimension of 50mm
and are permanently fixed and
durable; and

(2) offset a minimum of 300mm from the
wall of the building.

Figure 6.2 3 3 9 illustrates.

PO29

Development provides side and rear fencing
that protects the privacy and amenity of
adjoining properties.

AO29.1

Side and rear boundary fences are a
minimum of 1.8m in height where adjoining a
residential use.

4 NOVEMBER 2020

3
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Performance outcomes Acceptable outcomes
Figure 6.2.3.3 9 illustrates.
PO30 Mo acceptable outcome is provided.
Development is designed to facilitate the
retention and establishment of significant
trees and street trees (except where not
practicable) that:
(1) complement and soften the scale and
bulk of the built form;
(2) support an attractive streetscape;
(3) enhance the amenity of residents; and
(4) provide natural shade to improve the
micro-climate.
Mote —the retention of a significant free is accepted as
not practicable where a significant free due fo its |location
prevents the ability to facilitate a well-designed.
integrated and efficient multiple dwelling design outcome
consistent with this code.
PO31 AO311
On-site landscaping is provided to: A minimum of $5%-20% of the site is planted
(1) contribute to an attractive streetscape; or grassed landscaping (rather than
(2) enhance the appearance of the hardstand), including 10% of the site for deep
development; planting areas.
(3) complement any native vegetation within
the site; Editor's note-landscaping that is not deep planting areas
(4) provide for the retention or establishment | can be located in communal open space areas.
of significant trees in deep planting areas AO3.2
(5) provide privacy between on-site K o
dwellings and adjoining properties; A 2m wide planted Iandscaped e, which is
(6) provide natural shade to mitigate heat 5 2
island impacts: trses- is provided along the length of any
(7) soften and breakup the extent of public road frontage.
driveways and intemal access ways; and | A031.3
(8) screen unsightly components. Development provides:
(1) a minimum 1m wide planted landscaped
area on a side boundary where a
driveway, or a ground level open parking
area, is located adjacent the boundary;
and
(2) an extended landscaped area of a
minimum of 1.5m for every 5m of
driveway length.
PO32 AO32.1
Deep planting areas are provided that: . y
(1) are located to retain or establish Deep _pli_intlng ficds de otaen
significant trees to soften the built form; M W|t_h|n o nda_ry GRS B eiEnl
(2) are co-located with communal open bu!lt_fqrm a3 V'ew_red P sleet A
space, street trees or deep planting adjoml_n 9 pro_p_ertles, "
LE S (2) to retain significant trees; and
areas on adjoining properties, s
(3) are accessible to provide informal Eeseo ieaais wiiieas mun_al OpERSpans;
recreation spaces for residents; strggt t i de_e P RiANEhEaleanon
(4) are of sufficient size and dimension to BEHOI R A
support the retention or establishment of | A032.2
significant trees that at maturity Deep planting areas are:
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Performance outcomes Acceptable outcomes
complement the scale and height of the (1) aminimum of 10% of the site;
built form; ) ) (2) aminimum unobstructed dimension of
(5) are open to the sky with access to light 4m in any direction; and
and minal, (3) completely open to the sk
(B) are maintained exclusively for R ¥y op ¥
landscaping, with no underground
development or infrastructure; EcIi!Dr's_ r_lole—lhe deep plamj_ng area acceplable outcome
(7) reduce urban heat island effects by for a minimum of 10% of a site is part of the overall
g " % & i minimum 20% |landscaping for a site rather than in
improving the micro-climate; and Sdditicel
(8) provide water quality and quantity
benefits from the natural filtration of AO32.3
rainfall into the ground. Deep planting areas are exclusively for
landscaping and do not contain:
(1) driveways, manoeuvring or hardstand
areas and pedestrian paths,
(2) surface structures and infrastructure such
as water tanks or utilities; and
(3) sub-surface structures or infrastructure
such as basement car parking and water
supply or wastewater infrastructure.
PO33 Mo acceptable outcome is nominated.
Development minimises impacts on
surrounding residential amenity and provides
a high level of on-site amenity for occupants,
having regard to noise, odour, vibration, air or
light emissions.
PO34 Mo acceptable outcome is nominated.
Siting and design achieves a high level of
amenity for occupants by minimising impacts
from noise generating areas, such as streets,
driveways, car parking areas, service areas,
private and communal open space areas and
mechanical equipment.
PO35 A035.1
Development minimises the extent of Solar access to habitable rooms and private
shadows on useable private open space or open space of dwellings:
public spaces and provides adequate (1)  is notless than 3 hours between 9am
sunhght to habitable rooms on the site and and 3pm on June 21; or
adjoining. (2)  where existing overshadowing by
building and fences is greater than
this, sunlight is not further reduced by
20%.
PO36 A036.1
Waste and recycling container storage areas: | Waste and recycling container storage areas
(1) for apartment development are located are:
within the building footprint, (1) located within the building footprint for
(2) provide an accessible location for an apartment development;
(it RS Baalar ey (2) co-located in car parking areas, in a
(3) are nat be visible from street and other P 9 e
: : basement or at ground level;
public spaces,
(4) mitigate adverse amenity impacts in (3)  separated from open space areas on-
terms of odour, noise and visual impacts site and on adjoining properties;
on residents on-site and residents of (4) screened or enclosed,
adjoining properties.
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Performance outcomes

Acceptable outcomes

' gaa_ -_.aste 4 Spssa.l And-S6RIEIng arcan-are
shvisbletior FEH_EF_IE;ES and E‘E_' 9 E_
properies.

(5) integrated into the building design,
using similar matenal and finishes; and

(6)  well ventilated

PO37

Development site layout and design
enhances and complements the character of
the surrounding neighbourhood and
responds to the topography, natural values
and development constraints by:

(1) integrating into the surrounding
residential neighbourhood,

providing an attractive and interesting
streetscape;

(3) taking advantage of the site’s natural
features like views, vistas, existing
vegetation and landmarks;

minimising and mitigating impacts on
ecological corridors and native
vegetation; and

minimising alteration to natural
topography and drainage lines.

(2

—

(4

—

5

—

Edifor's note-this performance outcome can be met
through submission of a design concept that
demonstrates the design process and includes:

(1) site and neighbourhood analysis;
(2) building design criteria/principles informed by an
opportunities and constraints analysis; and

(3) an outline of how the layout and design responds fo
the site, streetscape, surrounding neighbourhood
and natural values constraints.

(2) aeration tonaturaltopography-and
MW I | Tatl } =

Mo acceptable outcome is nominated.

Editor's note—Applicants will also need to have regard
to any relevant overlays applicable to the development
site.

Reconfiguration

PO38

Reconfiguration creates lots that are of a size
that can accommodate medium density
residential development in a form that meets
the intentions of this zone. Lots less than
800m? are not created.

AO038.1

Reconfiguration achieves a minimum lot size
of 800m2.

PO39

Reconfiguration of a townhouse development
to establish freehold lots only occurs where:

No acceptable outcome 15 nominated.
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Performance outcomes Acceptable outcomes

(1) the townhouse development is designed
to be freehold titled by ensuring:

(a) the townhouse development remains
in compliance with the development
approvals following reconfiguration;

each townhouse remains a self-
contained residence following
reconfiguration; and

(c) that dependant activities of the
development are not separated by
freehold fitling;

(2) the lots are created following construction
of the townhouses;

(b

—_

(3) equitable sharing and ongoing
maintenance of any shared facilities or
infrastructure is established.

Edifor's note- material change of use and reconfiguration
applications should be submitted together to allow
concurrent assessment.

Precinct MDR6: South East Thornlands, and precinct MDR7: Eprapah Creek, South
East Thornlands

PO40 No acceptable outcome identified.

Housing is designed and located to maximise
outlook across adjoining areas of open

space.

PO41 AO411

Development facilitates the establishment of Roads, intersections, paths and public

a safe, permeable, legible and functional transport stops and associated treatments

movement network that is in accordance with | are established in accordance with Figures
Figures 6 2 3 3 10 & road movement network | 6 2 3 3 10 5 road movement network and
and 6.2.3.3.11 8 pedestrian, cycle and public | 6.2.3.3.11 8 pedestrian, cycle and public

transport network. transport network.

PO42 AO421

Where development involves or adjoins Total width of the boulevard is:
nominated boulevard roads, the road design: | (1)  central boulevard - 50m; and
(1) creates a grand avenue character, (2) southern boulevard - 25m.

being 50m wide for the central
boulevard and 25m wide for the
southern boulevard;

(2) Incorporates very wide landscaped
medians that are of a sufficient width to
support fauna movement; and

(3) wide shoulders and verges which
accommodate separated pedestrian
and cyclist paths and dense

landscaping.
PO43 A043.1
Development is set back from Boundary In addition to any widening of the road
Road by a distance sufficient to reserve required by the Queensland
accommodate substantial landscaping to Government, development provides a 15m
retain a heavily vegetated character. wide stnp either side of Boundary Road
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Performance outcomes Acceptable outcomes
which is densely vegetated by trees and
shrubs

PO44 Mo acceptable outcome is nominated.
Development adjoining Cleveland Redland
Bay Road and Boundary Road attenuates
noise to a level that achieves a high level of
residential amenity. Any acoustic walls:
(1) are screened by landscaping; and
(2) incorporate breaks to allow for

pedestrian and cyclist permeability.
PO45 No acceptable outcome is nominated.
Development facilitates:
(1) a logical pattern of development;
(2) efficient use of land and infrastructure;
(3) a mix of affordable housing types;
(4) access to community infrastructure

and public transport services at an

early stage of development; and
(5) land for community uses and public

services, including open space

education, health, social and

emergency services where

appropriate.
PO46 Mo acceptable outcome is nominated.
Development provides for separation and
buffering from nearby activities, including
primary production, poultry farms and other
rural industries, such that amenity and
reverse amenity impacts are avoided.
Precinct MDR8: Kinross Road and Boundary Road, and Precinct MDR9: Kinross Road
PO47 AO04T 1
Development does not create any additional No new access points from lots are provided
vehicular access points to Boundary Road or | to Boundary Road or Panorama Drive.
Panorama Drive. New lots are provided with
access from internal roads.
PO48 A048.1
Development does not create any additional No new access points from lots are provided
vehicular access points to Kinross Road fora | to Kinross Road for a distance of 835m from
distance of 835m from the intersection of the intersection of Kinross Road and
Kinross Road and Boundary Road. MNew lots Boundary Road.
are provided with access from internal roads.
PO49 A049.1
Development facilitates the establishment of Roads, road closures, intersections, paths,
a safe, permeable, legible and functional fauna crossings, public transport stops and
movement network that is generally in associated treatments are established in
accordance with Figures 6.2.3 312 Z road accordance with Figures 6.2.3.3.12 ¥ road
movement network and 6.2.33.13 8 movement network and 6.2.3.3.13 8
pedestnan, cycle, public transport and parks pedestran, cycle, public transport and parks
network. network.
PO50 A050.1
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Performance outcomes Acceptable outcomes

Development adjoining Boundary Road or A 10m wide setback is provided along

Panorama Drive is set back by a sufficient Boundary Road.

dls{tﬁan c;z tto ptfolv;d edfor acou stic treatments Mo acceptable outcome i1s nominated for

and substantial landscaping. Panorama Drive.

PO51 Mo acceptable outcome is nominated.

Development adjoining Boundary Road or

Panorama Drive attenuates noise to a level

that achieves a high level of residential

amenity. Any acoustic walls:

(1) are screened by landscaping; and

(2)  incorporate breaks to allow for

pedestrian and cyclist permeability.

PO52 No acceptable outcome is nominated.

Development adjoining Boundary Road or

Panorama Drive provides landscaping to

create a heavily vegetated, high visual guality

environment.

PO53 AO053.1

Kinross Road extending from the intersection | Kinross Road is designed as a boulevard

at Boundary Road to Goddard Road is style trunk collector having a reserve width of

designed to operate safely and efficiently and | 32m, including:

create a grand avenue character. (1)  a6.5m landscaped verge on both
sides of the road incorporating native
canopy shade trees, utility services
and shared pedestnan/bicycle
concrete pathways,

(2) a 1.5m on-road cycle lane on both
sides of the road using differently
textured materials,

(3) one vehicular lane and breakdown
lane, minimum dimension of 5m on
both sides of the road, and

(4) a 6m central median incorporating
native canopy trees and water
sensitive urban design features.

PO54 AO54.1

The nominated trunk collector / boulevard The road is designed as a boulevard style

providing access to Panorama Drive is trunk collector, having:

designed to operate safely and efficiently and (1)  aminimum road width of 20m:

create a grand avenue character. (2) no direct vehicular access from new
uses and lots adjoining the trunk
collector; and

(3) aleftin, right in and left out only
intersection to Panorama Drive.

PO55 No acceptable outcome 1s nominated.
Where development involves nominated
esplanade roads treatments adjoining open
space, the road design:
(1) creates a low speed environment;
(2) facilitates safe, shared use for

vehicles, pedestrians and cyclists;
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Performance outcomes

Acceptable outcomes

(3) incorporates grassed swales instead of
kerb and channel adjacent to the open
space, and

(4) minimises disturbance to vegetation.

PO56

MNew streets provide sufficient width for on-
street parking on both sides.

A056.1
Streets have a minimum width of 18m.

POS57
Development facilitates:

(1) alogical pattern of development;

(2)  minimal requirement for earthworks
and retaining walls;

(3) efficient use of land and infrastructure;

(4) a mix of affordable housing types,

(5) net residential densities are not less
than 44 dwellings per hectare;

(8) access to community infrastructure
and public transport services at an
early stage of development; and

(7)  land for community uses and public
services, including open space,
education, health, social and
emergency services where
appropriate.

MNo acceptable outcome is nominated.

PO58

Development provides for separation and
buffering from nearby activities, including
primary production, poultry farms and other
rural industries, such that amenity and
reverse amenity impacts are avoided.

No acceptable outcome 1s nominated.

PO59

Development is designed to provide safe
koala movement opportunities and minimise
impediments to a koala traversing the
landscape.

No acceptable outcome is nominated.

PO&0

To the extent practical, development
minimises the amount of clearing and
fragmentation of koala habitat.

No acceptable outcome 15 nominated.

Table 6.2.3.3.2—Maximum building height

Area

Maximum Building
Height (m)

MDR1
MDR3

Parkland living, Capalaba
Shore Street East, Cleveland

22m20m

MDR2
MDR4
MDR5

Mount Cotton Road, Capalaba
Cleveland
Esplanade, Redland Bay

39m17Tm

MDR7

Eprapah Creek, South East Thornlands

16m14m
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MDR8 Kinross and Boundary Road 8 5m

Elsewhere in the zone (including MDR6 South East Thomlands and +HBmlim
MDR9 Kinross Road)

Elsewhere in the zone, where 2 storey in height. 8.5m
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SITE COVER

Figure 6.2.3.3.5—typical building envelope for a three storey apartment development

Figure 6.2.3.3.6-front boundary setback to balcony and wall
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Figure 6.2.3.3.7 — building design and streetscape.
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Figure 6.2.3.3.8 — design of roof form.
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Figure 6.2.3.3.9 — privacy between dwelling units.
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South East Thornlands - Road Movement Network
@ Trunk Collector % Intersection - Left in, Left out only i
@ Boulevard B Intersection - 4 way signalised
s Collector Street © No direct access to Boundary Road

w— Access Street/Place
»==s Landscaping and Acoustic

*» Recommended Fauna Crossing Locations
Treatment
===+ Esplanade Treatment

Figure 6.2.3.3.10—South East Thornlands: road movement network
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o

Wil become part of
Eddie Santagukana Way/
Moreton Bay Cycle Way

Futyie Pedestrian/
Cycling Connection
to Pont Halloran

e Victoris Point
Bus Interchange

South East Thornlands - Pedestrian, Cycle and
Public Transport Network

4= Primary Pedestrian Cycle 4= Existing Bus Priority and Line

Link Haul Routes
— Secondary Pedestrian © Bus Station
Cycle Link ® Existing Bus Stops
= Shared Pedestrian Cycle =ms Potential Bus Route
Bridge % Potential Bus Stop

& Controlled Pedestrian/Cycle
Crossing Points

Figure 6.2.3.3.11—South East Thornlands: pedestrian, cycle and public transport network
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Kinross Road - Road Movement Network
@ Trunk Collector (Boulevard) « Intersection - Left in/Right in/Left out only N
=== Collector Street f Intersection - Signalised
== Landscaping/Acoustic {2 Roundabout
Treatment/ Road Access * Fauna Crossing
Restriction 4 Pedestrian/Cycle/Emergency Access
===+ Esplanade Treatment 44 Future Northern Public Transport Corridor
wmw Proposed Road Closure +# Access Place/Access Easement
Figure 6.2.3.3.12—Kinross Road: road movement network
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Kinross Road - Pedestrian, Cycle, Public

Transport Network and Parks "
4=) Primary Pedestrian Cycle &% Existing Bus Priority Line Haul Routes

Link @ Existing Bus Stops
— Secondary Pedestrian w=s Potential Bus Route

Cycle Link % Potential Bus Stop

¢ Controlled Pedestrian/Cycle  wuy parijand Area - Community Park
Crossing Points Parkland Area - Neighbourhood Park

Figure 6.2.3.3.13—Kinross Road: pedestrian, cycle, public transport and parks network
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City Plan Major Amendment Package (04/20)

Medium Density Residential Code Review
Part 2: Consequential Amendments to the City Plan
Prepared by Redland City Council

November 2020
Redlands Redland
€ O 8’ 8% CITY COUNCIL
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Mote: yellow highlight denotes an addition to the City Plan and stikeout denotes a

deletion_

Consequential City Plan Amendments
5.4 Categories of development and assessment—Material change

of use

The following tables identify the categories of development and assessment for developmentin a

zone for making a matenal change of use.

Table 5.4.1—Low-medium density residential zone

Categories of development and

Use
assessment

Assessment benchmarks
for assessable
development and
requirements for accepted
development

Code assessment

Multiple dwelling
Residential care
facility

Retirement facility If building is height is 8.5m or less

Rooming
accommodation

Low-medium density
residential zone code

Healthy waters code
Infrastructure works code
Landscape code

Transport, servicing, access
and parking code

Editor's-Note — Ceunsi-hasdavelopad
aPlanning Scheme Policy 7: Multiple
Dwelling Design Guide provides e
assist assistance to applicants in
achieving high standard design
outcomes for multiple dwellings that
meet the assessment criteria in this
planning scheme. Fordevelopments

that this documant is used

+ hanch ks inthisnl
P g

Impact assessment

Any other use not listed in this table.

Any use listed in this table and not meeting the descnption
listed in the categories of development and assessment
column.

Any other undefined use.

The planning scheme
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Table 5.4.2—Medium density residential zone
Assessment benchmarks
. for assessable
Use Categories of development and development and
assessment .
requirements for accepted
development
Code assessment
Medium density residential
zone code
Healthy waters code
Infrastructure works code
Multiple dwelling Landscape code
Residential care Transport, servicing, access
facility and parking code
Retirement facility If building comply with the height
Rooming does not exceed that detailed in Editor's Note — Councithas developed
accommodation Table 5.4.4 a-Planning Scheme Palicy 7: Multiple
Dwelling Design Guide provides o
Short term R assist assistance to applicants in
accommodation achieving high standard design
outcomes for multiple dwellings that
meet the assessment criteria in this
planning scheme. Fordavalopments
that this documaent is Used
a8 3 L7 documantto sunnort th
1 b h k:infhi::' i g
schama.
Impact assessment
Any other use not listed in this table.
Any use listed in this table and not meeting the description
listed in the categories of development and assessment The planning scheme
column.
Any other undefined use.
Table 5.4.3—Building height
Area Maximum Building Height
(m)
MDR1 Parkland living, Capalaba 22m 20m
MDR3 Shore Street East, Cleveland
MDR2 Mount Cotton Road, Capalaba 19m 17m
MDR4 Cleveland
MDR5 Esplanade, Redland Bay
MBR3 Shore Street East Cleveland 22m
SRR Cobervstaic Fihn
MEBRS Esplanade Redland Bay 19m
MDR7 Eprapah Creek, South East Thorniands 16m 14m
MDR8 Kinross and Boundary Road 8.5m
Elsewhere in the zone (including MDR6 South East +3m 11m
Thornlands and MDR9 Kinross Road)
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6.2.2 Low—medium density residential zone code

6.2.2.1 Application

This code applies to development:

(1
2)

within the low-medium density residential zone as identified on the zoning maps contained
within Schedule 2 (mapping); and

identified as requiring assessment against the low-medium density residential zone code by the
tables of assessment in Part 5 (tables of assessment).

When using this code, reference should be made to section 5.3.2 and, where applicable, section
5.3.3,in Part5.

6.2.2.2 Purpose

(1)

(2)

The purpose of the low-medium density residential zone code i1s to provide for residential areas
with a high level of amenity, characterised by a mix of dwelling types including dwelling houses
on a range of lot sizes, dual occupancies and smaller scale multiple dwellings.

The purpose of the code will be achieved through the following overall outcomes:

(a)
(b)
(c)

(d)

(e)
(U]

(g)
(h)

(M
®
(k)

U
(m)
(n)

(0)

the low-medium density residential zone consists of dwelling houses, dual occupancies
and smaller scale multiple dwellings.

retirement and residential care facilities and rooming accommodation may be established
at a scale that is consistent with other intended housing in the zone;

lot sizes are not reduced below 4UIOm2 and have a frontage W|dth of no less than 1 Om

ofa sufficient size to accommodate well designed multlple
dwelling development and all required design elements (e.g. articulation of building
elements, landscaping, deep planting and open space) or where a townhouse
development has been designed to facilitate freehold titling;
uses which provide a community service function, such as a community use may-be are
only established where they are small scale, do not significantly detract from residential
amenity, do not compromise the role of any centre and are located on a collector or
higher order road;
shops, offices and food and drink outlets are not established:
individual multiple dwelling development provides a range of dwelling sizes in terms of
the number of bedrooms to cater for a range of different households;
home-based businesses are undertaken where they do not detract from the residential
amenity of the area;
buildings are low-nse and set back from property boundaries to maintain an attractive
streetscape character, ard-protect the privacy and amenity of adjoining residences,
provide for natural light and air circulation and provide for landscaping, including deep
planting areas;
reconfiguration establishes a range of lot sizes to increase housing diversity and
affordability;
development incorporates architectural styles and elements that reduce bulk and
enhance the visual impact of the built form;
development achieves a well-designed, architecturally interesting built form through a
mix of articulation of building elements, roof forms, screening, textures, materials and
colours;
development makes a positive contribution to the streetscape and character of the
locality and strengthens site features, such as views, heritage or significant trees;
development pravides high-quality private and communal open spaces for residents that
enhance liveability and meet recreational needs;
development provides car parking that is integrated into the site and building and does
not negatively impact on the site or adjoining sites or the quality and amenity of the
streetscape;
development retains (except where not practlcable) or establlshes significant trees in
deep planting areas Z : and avoids
alteration to natural dralnage Ilnes and
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Note — the retention of significant tree is accepted as not practicable where a significant tree due fo its location prevents the
ability to facilitate a well-designed, integrated and efficient multiple dwelling design outcome consistent with this code.

(p) development creates a safe, comfortable and convenient pedestrian environment within
and external to the site, and facilitates a high level of accessibility and permeability for
pedestnans and cyclists.

{(3) The purpose of the zone will also be achieved through the following additional overall outcomes
for particular low-medium density residential precincts:

(a) Precinct LMDR1: South East Thornlands:

(i) urban development provides for a mix of affordable housing types;

(i) transport networks are coordinated and interconnected to ensure a high level of
accessibility for pedestrians, cyclists, public transport and private vehicles;

(i) development does not compromise or constrain the potential for well designed
future urban communities, and

(iv) development achieves a high standard of amenity by mitigating potential conflicts
between new residential areas and existing dwelling houses on land zoned Low
Density Residential Precinct LDR2.
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Figure 6.2.2.2.1—Precinct LMDR1: South East Thornlands
(b) Precinct LMDR2: Kinross Road:

@) urban development provides for a mix of housing types and achieves a minimum
net residential density of 15 dwellings per hectare;

(i) transport networks are coordinated and interconnected to ensure a high level of
accessibility for pedestrians, cyclists, public transport and private vehicles;

(i)  development on land fronting Panorama Drive is designed to:

(A) rely on access from the internal street network with no access from
Panorama Drive; and
(B) facilitate landscaping and acoustic treatment of Panorama Drive;

(iv) development maintains significant habitat linkages and assists in the safe
movement of koalas;
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Editor's note—Applicants should be aware that the provisions of the Planning Regulation 2017, Schedules 10
(part 10) and 11 also apply to development in this area.

(v) development does not compromise or constrain the potential for well designed
future urban communities.

Low-Medium Density Residential ’& S
|5
E LMDR2 Precinct Boundary N ;b D
B
]
I
L

Cadastral Properties
I:' Qutline of RCC

0 200 400 Meters
L 1 1 1 1

Figure 6.2.2.2.2—Precinct LMDR2: Kinross Road
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6.2.2.3 Low—medium density residential zone code — Specific benchmarks for

assessment

Table 6.2.2.3.1—Benchmarks for assessable development

Performance outcomes

Acceptable outcomes

development

For development that is accepted subject to requirements and assessable

Dual occupancies

PO1

Fo-previde Good residential design that
promotes the efficient use of a lot, an
acceptable amenity to residents, and te
facilitates off street parking.

AO1.1

A Dual occupancy complies with all of the
Acceptable Solutions specified in the

Queensland Development Code part MP1.3.
Mote — For the purpose of this AO, a reference to
“duplex” in the Queensiand Development Code MP1.3 is
taken to be "Dual occupancy” as defined by this planning
scheme.

Note — References o the Queensland Development
Code MP1.3 for the purposes of this AO are to be
applied as if these provisions applied to a Dual
occupancy.

Mote — The Queensland Development Code MP1.3
indicates that it is only applicable to Class 1 and
associated Class 10 buildings. For the purpose of this
AO, the class of building is irrelevant, as long as the
development meets the definition of “dual occupancy” as
defined by this planning scheme.

Mote — Other zone code provisions will prevail over this
acceptable outcome to the extent of any inconsistency.

For assessable development
Mote —

scheme. For B multiple- gs_itis

Planning Scheme Palicy 7 Multiple Dwelling Design Guide provides te assist assistance to
applicants in achieving high standard design outcomes for multiple dwellings that meet the assessment criteria in this planning

that this document ie usad a8-3 documantto

supporth t+ banch ke-in-this-planni h
e B g

Non residential uses

PO2
Mon-residential uses, only occur where they:

(1) are for a community care centre or

community use-sertice-function;

are located on a major road or are

designed to be compatible ntegrated

with residential activities as part of a

mixed use development;

(3) do not unduly detract from internal or
local residential amenity;

(4) are small scale; and

(5) do not impact on the function of any
nearby centre.

2

—

Mo acceptable outcome is nominated.

All R-residential development — communal and private open space

PO3

Development involving an apartment
development with 10 or more dwellings or a
townhouse development with 20 or more
dwellings provides sufficient communal open
space that:

(1) is readily accessible, usable and safe;

A03.1

Communal open space is provided, where
development involves:
(1) an apartment development with 10 or
more dwellings;
(a) provides a minimum of 15% of the
site area or 100m2 (whichever is
greater) as communal open space;
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Performance outcomes Acceptable outcomes
(2) provides flexible spaces and recreation (b) has a minimum dimension of 5m; and
facilities suitable for a range of activities; (c) communal open space can be
(3) is landscaped to provide shade creating provided at ground level, on rooftops,
a pleasant micro-climate and for visual on podiums, by indoor recreational
relief to soften the impact of building and facilities or a combination of these;
hardstand areas; and
(4) provides opportunity for casual social (2) atownhouse with 20 or more dwellings
interaction; (a) provides a minimum of 5% of the site
(5) is designed and located to minimise area or a minimum area of 50m?
impacts on the amenity of residents of (whichever is greater) as communal
the development and neighbouring open space; and
properties, (b) has a minimum dimension of 5m.
(6) is co-located with but separate from deep
planting areas (except where not
practicable), and
(7) minimises impervious ground level areas
to improve on-site stormwater filtration. AO3.4- Where-development involves-more
. ) sHe-area-or-a-miRimLm-area-of gumz
dwelhrgs-providesufficientcommunal-open i
E communal open space at ground level, with a
space-that 2 : : tEm
{1y creale useable flexible spaces sudable
(2)  provide-facilities-including-seating;
landscaping and shade. AD3.2

A communal open space area is designed to:

(1) be centrally located to be readily
accessible for residents via pedestrian
pathways;

(2) be co-located with deep planting areas
where practicable;

(3) ensure that 50% of the principal usable
area receives a minimum of two hours of
direct sunlight between 9am and 3pm on
21 June;

(4) be clearly distinguished from any private
open space;

(5) be well it and subject to passive
surveillance;

(6) provide a range of recreational facilities
including, for example;

(a) seating for individuals or groups;

(b) barbeque areas;

(c) play equipment or play areas; and

(d) swimming pool, gyms, tennis court,
commaon room of communal gardens;

(7) provide a minimum of 15% planted or
grassed landscaping, including a planted
area with a minimum width of 1.5m
where adjoining a neighbouring property;

(8) ensure a minimum of 15% of the area is
shaded by trees;
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Performance outcomes

Acceptable outcomes

(9) have a finished surface level with a
gradient less than 5 percent;

(10)have hard and soft landscape treatments;
and

(11)be clear of all non-recreational structures,
including clothes hoists, driveways, water
tanks, car parking and garbage storage.

Editor's note: landscaping provided in communal open
space is separate from deep planting areas.

PO4

Development provides private open space
that-is:

(1) Is useable in size and shape to meet
the needs of a diversity of potential
residents,

(2) Is functional and easily accessible from
living or common areas to promotes
outdoor living as an extension of the
dwelling;

(3) is clearly identified as private open
space, and

(4) provides a high level of privacy for
residents and neighbours: and

(5) islocated to ensure a high level of
amenity for occupants.

AO4.1

For a ground floor dwelling, ground floor

private open space is designed and located

to prowvided-with:

(1) predominately face north, east or west

(2) provide a minimum of 16m2 if a dwelling
in a residential care facility; or

(3) provide a minimum area of 25m2 for all
other dwellings; and

with:

a. a minimum dimension of 4m and
clear of any utilities such as gas,
clothes drying facilities, water
tanks or air-conditioning units;

b. direct access from living or
commaon areas to extend the living
space;

c. screening or fencing to clearly
identify the area as private open
space;

d. a high level of privacy for residents
and neighbours; and

e. a high level of acoustic amenity.

9|Page

Item 19.3- Attachment 1

This document is classified CONFIDENTIAL and as such is subject to

Page 158

5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees and councillor advisors of the Local Government Act 2009



This document is classified CONFIDENTIAL and as such is subject to

CONFIDENTIAL GENERAL MEETING AGENDA 4 NOVEMBER 2020
Performance outcomes Acceptable outcomes

AO4.2

For dwellings above ground level, private

balconies are designed and located to are

provided-with-a-minimum-areaof

(1)  predominately face north, east or west;

(2) be onentated with the longer side
facing outwards, or open to the sky, to
optimise daylight access into adjacent
rooms;

(3) provide a minimum of 10mZ2 if a
dwelling in a residential care facility, or

(4) for all other dwellings:

(a) a minimum area of 10m2 fora 1
bedroom unit; ard-or

(b) a minimum area of 16m?2 for a two
or more bedroom unit;

with:

a a minimum dimension of 3m and
clear of any air conditioning unit or
drying space;

b. direct access from living or
common areas to extend living
areas; and

a. a high level of privacy for residents
and neighbours.
AO43
Where clothes drying areas are provided on
private balconies, they are screened from
public view and do not take up more than
10% of the balcony area.
Apartment diversity
PO5
Development for an apartment development No acceptable solution nominated.
involving 5 or more dwellings provides a mix
of dwelling sizes, in terms of the number of
bedrooms, to accommodate a range of
household types.
Built form
PO6 A0O6.1
Development occurs on a site that has an Development has a minimum site area of
area and street frontage width that is 800m? and street frontage width of 20m.
sufficient to:
(1) accommodate the scale and form of well-
designed and articulated buildings;
(2) allow buildings to be onented to the
street;
(3) provide for communal and private open
spaces at ground level,
(4) provide safe and convenient vehicle
access to the site;
10|Page
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Performance outcomes

Acceptable outcomes

(5) accommodate on-site parking for
residents and visitors and vehicle
movements for waste and delivery
vehicles manoeuvring;

deliver substantial landscaping including
deep planting areas to retain or establish
significant trees; and

provide adequate building setbacks to
adjoining properties to maintain
residential amenity and privacy.

6

—

7

—

PO5 Development ocours on-lots which
ofiented to the street.

PO7
Development provides for interaction with the
street and public spaces by:

(1) providing dwellings or habitable rooms at
ground level; and

(2) ensuring ground level dwellings or
habitable rooms adjoining a street or
public space have direct and safe
pedestrian access to the street or public
space wherever possible.

Mo acceptable solution nominated.

Figure 6.2 2.3 5 illustrates.

PO8
Site cover:

(1)  ensures development occurs at a
house-compatible scale and in a form
thatis consistent with the low-medium
intensity density character of the
locality,

(2) mitigates the bulk and scale of
development:

(3) provides natural light, sunlight and
breeze to living and open space areas;

(4)  provides for privacy between dwelling
units for residents and neighbouring
properties;

(5) supports residential amenity for
residents and neighbouring properties

(6) provides usable communal and private
open space for residents; and

(7)  allows for substantial open space and
landscaping, including deep planting
areas to retain or establish significant
trees.

(M

A08.1
Site cover:

(1) fits in the building envelope (within the
acceptable setbacks), and

(2) does not exceed 50%.

Figure 6 2 2 3 4 illustrates.

PO9
Buildings are low nise and of a house-

A09.1
Building height does not exceed 8 5m
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Performance outcomes

Acceptable outcomes

compatible scale.

PO10

Front boundary setbacks (other than
basements) that:

(1) create an attractive, consistent and
cohesive streetscape;

(2)  result in development not being
visually dominant or overbearing with
respect to the streetscape;

(3) assistin achieving visual privacy to
ground floor dwellings from the street;

(4) support the location of balconies for
casual surveillance of the street and
articulation of the building facade;

(5) provide for landscaping to soften and
screen the built form, including deep
planting areas to retain or establish
significant vegetation;

(8) provides for usable open space for
occupants the residents;

(7) provide for visitor car parking for
apartment development; and

(8) where tandem car parking spaces are
proposed in front of townhouse
garages, they are contained wholly
within the property boundary.

Edifor's note —The provision of tandem car parking

spaces is not supported in all locations. Refer to Table

9.3.5.3.2 — Minimum on-site vehicle parking

requirements in the Transport, servicing, access and
parking code for further information.

AO010.1

Buildings are set back 6m from street
frontages.

t T t } t 1
se_lal pEHREion o t—:lt—:ul_atl_a
future-builings:

2} donetprejudicethedevelopmentor
assistinfotal g ative u_egetauel
massing-andtoscmenbuidings;

(1)  provide useable-open space forthe
ocoUpants—and
P d.E T HORVES fupdtions
drying-

PO11 AO11.1

Side and rear boundary setbacks: A e sicbe- o adan

(1) minimise the impacts of development on
the amenity and privacy of existing and
future adjoining residents;

The side boundary setback:

(1) provides that a built to boundary wall
do not exceed 4 5m in height and 9m
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Performance outcomes Acceptable outcomes
development of adjoining sites; in length along any one external
(3) contnbute to the pattern of the boundary; and
streetscape consistent with the intended (2) otherwise, buildings are set back a
neighbourhood character; minimum of:
(4) support the separation of buildings to (8  1.5m for a wall up to 4.5m high;
provide visual and acoustic privacy; (b)  2m for a wall up to 8Z.5m high;
(5) maintain sufficient levels of natural light, and
and air circulation for residents of the ()  2-5m-phis-O-Sm-forovery-3m-oF
development and adjoining sites; part-thoroof-by-which-the
(6) ensure daylight penetrates all sides of building-exceeds7-5m-
(7) :)r:{e;vrl)(ri(:)pf‘:)srec(i)rbnl::ﬁ:g and private open o deve_lopme_n? el
B B800m? to 1000m?2, is a minimum of 3m
- to a balcony or the building wall, or
(8) provide space for service functions,
including clothes drying areas if needed; ) S Aparisian developrment L] =
greater than 1000mZ, is a minimum of
(9) support the introduction of landscaping to 4m to a balcony or the building wall.
complement building massing, screen
buildings and support the privacy of _ o
existing and future adjoining residents, yf:g;aghﬁgi:e?Egtﬁgp%‘g:g'_"gég gg‘;g‘éﬂgﬁaﬁhea
and apply only to boundaries shared with adjoining sites and
(10)provide for deep planting areas, to retain | not to "intemal” ot boundaries within the development
and protect significant native trees site.
(except where not practicable) and AO11.2
:ﬁggﬁatg&;r clabiiah lnges subimiial The rear boundary setback is-
(1) for a townhouse development a minimum
- T . of 3m; or
Mote —the retention of a significant tree is accepted as
not practicable where a significant tree due to its location | (2) for apartment development on a lot
prevents the ability to facilitate a well-designed, 800m2 to 1000m2| a minimum of 5Smto a
integrated and efficient mulliple dwelling design outcome balcony or the building wall: or
consistent with this code. !
(3) for apartment development on a lot
greater than 1000m2, a minimum of 6m to
a balcony or the building wall.
Feve
PO12
Buildings are designed to: Mo acceptable outcome is nominated.
(1) contribute to an attractive streetscape Figures 6.2.2.3.5 and 6.2 2 3 6 illustrates
and intended character of the local area;
(2) be onentated to the street;
(3) incorporate balconies that address street
frontages and public spaces;
(4) provide modulation and articulation in the
building fagade and elevations honzontal
and vertical profiles;
(5) provide projections and recesses in the
facade and elevations that reflect
changes of intemal functions of buildings,
including circulation;
(8) include variation in building materials,
contrasting colours, textures and finishes
that emphasise architectural features;
13|Page
Item 19.3- Attachment 1 Page 162

This document is classified CONFIDENTIAL and as such is subject to
5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees and councillor advisors of the Local Government Act 2009



This document is classified CONFIDENTIAL and as such is subject to

CONFIDENTIAL GENERAL MEETING AGENDA 4 NOVEMBER 2020
Performance outcomes Acceptable outcomes
(7) use similarly proportioned roof forms,
doors, windows and balconies to
complement the local character,
(8) break up the appearance of large
buildings through roof form, matenals,
projections and recesses that reflect the
existing streetscape scale; and
(9) articulate building entrances and
openings.
. "
.I i Ee_s i LS. aaRAbute-io-a
building through:
the provisiof of projectios sai d
fhopoesy _u i "".I G IeRee
{6}  orientation-of-buildings-to-the-street;
(7  variations-in-material-and-buildingform;
{8}  modulationin-the-facade-horizontaly
& v ‘ % 5
{9 articulation of building entrances and
(10} corrertreatments-to-address-both
street frontages.
PO13 : )
Development ensures that: MNo acceptable outcome is nominated.
L e Figures 6.2.2.3.5 and 6.2.2.3.6 illustrates.
frontages; and
(2) key corners are given prominence by
changes in articulation, matenals,
colour/artwork and roof expression.
PO14 AO14.1
Development for services and related Services and related structures (such as
structures: electricity transformers, fire hydrant and
(1) are accessible for maintenance; booster assemblies) wt}ere located in the
(2) are integrated to blend into the overall front boundary setback:
development design; and (1) extend for no more than 5m or 10% of
(3) are designed and orientated to not the street frontage (whichever is lesser);
visually dominate the street frontage. (2) are orientated towards intemal driveways
or footpaths; and
(3) are located, screened with similar
matenals to the building or landscaped to
not be visually obtrusive when viewed
from the street.
Figures 6.2 2 3 6 illustrates.
PO15 AO15.1
Multiple dwelling building walls are designed The maximum length of a building wall in any
to: direction is 30m, with a change in the building
(1) be visually interesting through the line every 15m on side and rear walls of plus
provision of articulation on the side and or minus 1.5m for a length not less than 5m.
rear walls;
(2) avoid highly reflective finishes;
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Performance outcomes Acceptable outcomes
(3) break up multiple dwelling development Figures 6.2.2 35 and 6.2 2.3 6 illustrates.
to reduce the scale and bulk of the
bmldmgs; and . " . Editor's note-full building separation provides a minimum
(4) support dual-orientation dwellings to of Bm.
pravide for natural cross ventilation
PO16 ) )
Design elements promote a subtropical and E:t alcczftat:e ‘Dutr;'omnzz 'lz ::mmateddm
o = = . Itor's note—Applicants shoul Ve regan
climate responsive design character through: Subiropical Design in South East Queensiand A
(1) the use of deep balconies verandahs, Handbook for Planners Developers and Decision Makers
decks and eaves: {2010 Centre for Subtropical Design QUT).
(2) orientating habitable room windows, § .
private open space (balconies and Figures 622 35 and 6.2 2 3 6 illustrates.
terraces) to the north where possible;
(3) maximising dwellings with a northern
aspect;
(4) maximising dual orientation of habitable
rooms to provide for natural cross
ventilation,
(5) integration of buildings within landscape
planting and deep planting areas to
create a pleasant micro-climate;
(8) screening habitable rooms from the
western sun, using building and
landscape elements.
PO17 AO171
The design of roof form, rooftops and building | Roof form is designed to:
RS g ) ) (1) include interesting forms created through
(1) provides an interesting and attractive pitches, gables, skillions or other
roof-scape that enhances the features-
Hixiyiechin dlstmptlon oF the pmldmg (?) be articulated to break down the roof and
and makes a positive contribution to the 2ot i
- building bulk and scale,
local character, ) )
(2) is articulated to reduce the bulk and scale | (3) Pprovide opportunity for stormwater
of a building when viewed from the sireet collection, solar energy and communal
(3) considers the ability for discreet open space;
placement and optimum onentation of (4) be angled to the north and east to
solar panels; maximise solar access in winter; and
(4) maximises solar access for dwellings (5) incorporate hoods and overhangs to
during winter and provides shade in shade walls and windows from the
summer; and summer sun.
(5) incormporates variety in design; and
Gyl cectvely iNlegrales OF SCBENS SEVICE | g5 5w 6019316 TIlStrates
structures, plant and equipment and
provides for the future inciusion of . 4
additional plant and equipment; and Ne-acceplable-outcome-is-nominated:
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Performance outcomes Acceptable outcomes
(7) avoids highly reflective finishes. AO17.2
N . Rooftop service structures, plant and
FaH-Bookiem e . g equipment are-
appearance of building bulk-by:
(1) integrated into the building design to be
9 ariewlating-individual-buildings: an architectural feature; or
{2y weorporating vaneaty in-design through (2) discreet or effectively screened; and
u-s_eTef-mf-prtshT-helght-‘ug-ables-and (3) designed to enable future inclusion of
skilions;-and ) plant and equipment such as
£3) screeningplantand-equipment-such-as telecommunications facilities in an
venis airconditioners or solarsnemgy unobtrusive manner
and sormowater colleciors.

AO17.3

Where rooftops are used for communal open

space:

(1) service structures, plant and equipment
are visually and acoustically screened;
and

(2) landscaping is provided to provide shade
and visual relief.

PO18 AO18.1

Parking facilities for apartment development | Parking facilities for residents (excludes

(1) are contained within a basement level or | Visitor car parking):
within the building footprint where located | (1) are located in a basement level; or
at ground level; (2) within the building footprint at ground

(2) are designed to not dominate the level where,
streetscape or the building form when (a) landscaped and screened from
viewed from the street, other public view from the street, other public
spaces and adjoining propetties, spaces and adjoining properties;

(3) provide storage for residents; and (b) integrated into the building

(1) mitigate amenity impacts on adjoining fagade through architectural
residents. elements; and

(3) provide storage for residents.

AO18.2

Visitor car parking (excludes resident

parking) are located:

(1) in a basement level: or

(2) at ground level within the building
footprint where landscaped or screened
from view from the street, other public
spaces and adjoining properties; or

(3) in the front setback where adjoining the
driveway and landscaped or screened
from view from the street.

PO19 AO19.1
Parking facilities for townhouse development
are located so they do not dominate the
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Performance outcomes Acceptable outcomes
streetscape or the building form when viewed | Vehicle parking structures are located behind
from the street the front building alignment.
PO20 A020.1
Driveways and internal access ways are Driveways and internal access ways are
located and designed to: located and designed:
(1) integrate into tr_':e overal_l building design; (1) to incorporate high quality pavement
(2) define the public and private space, materials, textures and colours that are
(3) support active street frontages and consistent with the overall building
enhance the streetscape character; design:
(4) incorporate high quality pavement —
materials, textures and colours to (2) ;o b(ta Ilm_rted to one crossover per street
contribute to an attractive and interesting fOnLas,
streetscape; (3) to provide the minimum width required;
(5) minimise visual impact of long driveways | (4) to be offset from the side boundary by a
through changing alignments and minimum of 1m to allow for landscaping;
landscaping, and
(6) be located on secondary/rear frontages, | (5) to minimise and soften visual impacts
where available; through
(7) limit the number and width of driveway fisot ali t of the dri
crossovers to the minimum required; it Zel a{;gnmgn (: " rwe:ray
(8) minimise the extent of internal access BNG/AN0scablINg 10 SLOBINENG
ways: view of the dniveway from the
(9) mitigate impacts on neighbouring sitent,
properties: b. a change in alignment within
(10)maximise the availability of on-street 20m from the street frontage;
parking: and
(11)support the retention or establishment of c. softlandscaping along the
street trees,; and driveway and at the end of the
(12)allow for refuse collection and street straight aignment.
infrastructure.
Figure 6.2 2.3 6 illustrates.
PO21 AO021.1
Development provides front fences or walls Fences or walls along a street front or public
along street frontages, or public spaces, that | space are designed to incorporate a mixture
create an attractive streetscape by: of building materials that complement the
(1) incorporating a mixture of building s ORte. BINIGHd
materials that complement the design of AD21.2
buildings; Where a fence or wall along street frontages
(2) providing visual interest and a softening or public spaces exceeds 10m in length,
of the visual impact where significant in indentations, material variation or soft
length; landscaping (including planter boxes) are
(3) highlghting the entrance to the property. HICROENeE,
Figure 6.2.2.3 6 illustrates.
PO22 AO022.1
Development is designed to ereate-an Buildings are designed to have balconies,
aliractive-strestscape-and-discourage cnime windows and building openings overlooking
and anti-social behaviour by: streets and other public spaces.
(1) maximising opportunities for casual Figures 6.2.2.3.1 and 6.2 2 3.5 illustrates.
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Performance outcomes

Acceptable outcomes

surveillance of the street, public places,
communal open space (where provided)
pedestrian and cycle paths, including the
primary pedestrian entrance and car
parking areas;

(2) ensuring spaces are well lit;

(3) minimising potential concealment and
entrapment opportunities;

(4) providing direct movements with clear
unobscured sight lines; and

(5) having fencing and walls along a street
frontage or public space incorporate
visually permeable materials and
treatments_

law fencing to defne
temitory and maintain

3

31
IEEEEEE habitable

-
able to view

visiters at front

doer before opening

Figure 6.2.2.3.1—Overlooking

AO22.2

Fences or walls along a street frontage or
public space have a maximum height of-

(11)  1.2m where solid; or

(12) 1.8m where that portion of the fence

above 1.2m high is at least 50%
transparent.

Figures 6.2.2 32 and 6.2.2 3 3 illustrate.

Figure 6.2.2.3.2—Fencing (1)

[T il

15m

T ———

Figure 6.2.2.3.3—Fencing (2)

PO23
On elevated or steeply sloping sites:

(1) development is sympathetic to the
natural landform through the use of
terraced or split level building forms
that minimise ground level disturbance
outside the building footprints; and

(2) the understoreys of buildings are
screened to maintain the quality of
view when viewed from below. —and

MNo acceptable outcome is nominated

Item 19.3- Attachment 1

This document is classified CONFIDENTIAL and as such is subject to
5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by

local government employees and councillor advisors of the Local Government Act 2009

Page 167



CONFIDENTIAL GENERAL MEETING AGENDA 4 NOVEMBER 2020

Performance outcomes Acceptable outcomes

Amenity

PO24 AO24.1

Privacy between dwelling units on the site Where habitable room windows are directly

and adjoining sites is achieved by effective adjacent to habitable rooms of adjoining

building design and the location of windows dwellings and are within a distance of 9m and

and outdoor open spaces to prevent within an angle of 45 degrees, privacy is

overlooking into habitable rooms or private protected by-

open space areas, or through the use of (1) sill heights being a minimum of 1.5m

screening devices. Where screening devices above floor level or

are used, they are integrated with the (2) providing fixed translucent screens,

building design. such as frosted or textured glazing, for
any part of the window below 1.5m
above floor level, or

(3)  providing fixed extemal screens.

Figure 6.2 2 3.7 illustrates

AO24.2

Outlook from windows, balconies, stairs,

landings, terraces and decks and other

private areas, is screened where a direct
view is available into the private open space
of another dwelling. Screening is achieved
by:

(1)  fixed translucent screens, such as
frosted or textured glazing, for any part
of the window below 1.5m above floor
level: or

(2) fixed external screens, or

(3) planting that will achieve a minimum of
2m in height at maturity

Figure 6.2 2 3.7 illustrates.

AO24.3

Where incorporating screening devices, they

are:

(1)  solid translucent screens or perforated
panels or trellises that have a
maximum of 25 % openings, with a
maximum opening dimension of S0mm
and are permanently fixed and durable;
and

(2) offset a minimum of 300mm from the
wall of the building.

Figure 6.2.2 3.7 illustrates.

PO25 AO25.1

Development provides side and rear fencing Side and rear boundary fences are a

that protects the privacy and amenity of minimum of 1.8m in height where adjoining a
adjoining properties. residential use.

Figure 6.2 2 3 7 illustrates.

PO26 Mo acceptable outcome is provided.
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Development is designed to facilitate the
retention and establishment of significant
trees and street trees (except where not
practicable) that:
(1) complement and soften the scale and
bulk of the built form;
(2) support an attractive streetscape;
(3) enhance the amenity of residents; and
(4) provide natural shade to improve the
micro-climate.
Mote —the retention of a significant tree is accepted as
not practicable where a significant free due to its location
prevents the ability to facilitate a well-designed,
integrated and efficient multiple dwelling design outcome
consistent with this code.
Poz? [N r‘ ki oty me-is-R mihatgd
On-site landscaping is provided fo: AOD2T A1
(1) contribute to an attractive streetscape A minimum of 20% of the site is planted or
(2) enhance the appearance of the grassed landscaping (rather than hardstand),
development; including 10% of the site for deep planting
(3) complement any native vegetation within | areas.
the site;
(4) pro‘f'de_’ _for the lete_ntlon o estal_)llshment Editor's note-landscaping that is not deep planting areas
of significant trees in deep planting areas | can be located in communal open space areas.
(5) provide privacy between on-site
dwellings and adjoining properties; AO27.2
(6) provide natural shade to mitigate heat A 2m wide planted landscaped area which-is
island effects; i i
(7) soften and break up the extent of frees; is provided along the length of any
driveways and intemal access ways; and | public road frontage.
(8) screen unsightly components. AO27.3
Development provides:
(1) a minimum 1m wide planted landscaped
area on a side boundary where a
driveway, or a ground level open parking
area, is located adjacent the boundary,
and
(2) an extended landscaped area of a
minimum of 1.5m for every 5m of
driveway length.
Bl
frontage-
PO28 AO28.1
Deep planting areas are provided that: Exnpipianiddls e Ael ccalah
M are I_o_caised & 1etahvor eStEDI'Sh. " (1) within boundary setbacks to soften the
significant trees to soften the built form; : ;
(2) are co-located with communal open bg!lt_fc_;rm a= wer\:ed femithe: staetand
: adjoining properties;
phoce; stre;_t t_r(f:es 2l deertp pl_antlng (2) to retain significant trees, and
3 Hreda Dl a_écl"nt'gg pro_i _'P}S’ | (3) to co-ocate with communal open space,
- seet res or deep plantng aras o
(4) are of sufficient size and dimension to sdjoining properlios.
support the retention or establishment of AO28.2
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significant trees that at maturity Deep planting areas are:
complement the scale and height of the (1) a minimum of 10% of the site;
Ll (2) a minimum unobstructed dim;ension of
(5) are open to the sky with access to light 1 : L
= : 4m in any direction, and
and rainfall;
(8) are maintained exclusively for (3) completely open to the sky.
landscaping, with no underground
development or infrastructure; Editor's note-the deep planting area acceptable ocutcome
(7) reduce urban heat island effects by for a minimum of 10% of a site is part of the overall
improving the micro-climate; and minimum 20% landscaping for a site rather than in
(8) provide water quality and quantity Sodien.
benefits from the natural filtration of AOD28.3
rainfall into the ground. Deep planting areas are exclusively for
landscaping and do not contain-
(1) dnveways, manoeuvring or hardstand
areas and pedestrian paths;
(2) surface structure and infrastructure such
as water tanks or utilities; and
(3) sub-surface structures or infrastructure
such as basement car parking and water
supply or wastewater infrastructure
PO29 MNo acceptable outcome is nominated.
Development minimises impacts on
surrounding residential amenity and provides
a high level of on-site amenity for occupants,
having regard to noise, odour, vibration, air or
light emissions.
PO30 No acceptable outcome is nominated.
Siting and design achieves a high level of
amenity for occupants by minimising impacts
from noise generating areas, such as streets,
driveways, car parking areas, service areas,
private and communal open space areas and
mechanical equipment.
PO31 AO031.1
Development minimises the extent of Solar access to habitable rooms and private
shadows on useable private open space or open space of dwellings:
public spaces, and provides adequate (1)  is notless than 3 hours between 9am
supll_ght to habitable rooms on the site and and 3pm on June 21: or
adjoining land. (2)  where existing overshadowing by
building and fences is greater than this,
sunlight is not further reduced by 20%.
PO32 AO032.1
Waste and recycling container storage areas: | Waste and recycling container storage areas
(1) for apartment development are located are:
within the building footprint, (1)  located within the building footprint for
(2) provide an accessible location for an apartment development:
BesidEDie e Niuste Rl GIaT (?) co-located in car parkin ar‘eas ina
(3) are not be visible from street and other P 9 -
: 5 basement or at ground level,
public spaces;
(4) mitigate adverse amenity impacts in (3)  separated from open space areas on-
terms of odour, noise and visual impacts site and on adjoining properties;
on residents on-site and residents on (4) screened or enclosed;
adjoining properties.
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Performance outcomes Acceptable outcomes

(5) integrated into the building design,
using similar material and finishes; and

(6)  well ventilated

PO33 No acceptable outcome is nominated.

Development site layout and design
enhances and complements the character of Editor's note—Applicants will also need to have regard to
the Surrounding neighbourhood and any relevant ovenays app\icanle to the developmentsite.
responds to the topography, natural values
and development constraints by:

(1) integrating into the surrounding
residential neighbourhood;

providing an attractive and interesting
streetscape,

(3) taking advantage of the site’s natural
features like views, vistas, existing
vegetation and landmarks;

minimising and mitigating impacts on
ecological corridors and native
vegetation, and

minimising alteration to natural
topography and drainage lines.

@

—

(4

—

(5

[ty

Editor's note-this performance outcome can be met
through submission of a design concept that
demonstrates the design process and includes:

(1) site and neighbourhood analysis;

(2) building design criteria/principles informed by an
opportunities and consfraints analysis; and
(3) outline how the layout and design responds to the

site, streetscape, surrounding neighbourhood and,
natural values constraints.

Reconfiguration

PO34 AO34.1
Reconfiguration achieves a minimum lot size

of 400m?2 and a minimum frontage width of
10m.

Lots less than 400m? and with a frontage
width less than 10m are not created.

PO35

Reconfiguration of a townhouse development | Mo acceptable outcome is nominated.
to establish freehold lots only occurs where:

3
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(1) the townhouse development is designed
to be freehold titled by ensuring:
(a) the townhouse development remains
in compliance with the development
approvals following reconfiguration;
(b) each townhouse remaining a self-
contained residence following
reconfiguration;
(c) that dependant activities of the
development are not separated by
freehold fitling;
(2) the lots are created following construction
of the townhouses;
(3) equitable sharing and ongoing
maintenance of any shared facilities or
infrastructure is established.
Editor's note- material change of use and
reconfiguration applications may be submitted
together to allow concurrent assessment.
Precinct LMDR1: South East Thornlands
PO36 A036.1
Development facilitates the establishment of Roads, intersections, paths and public
a safe, permeable, legible and functional transport stops and associated treatments
movement network that is generally in are established in accordance with Figures
accordance with Figures 6.2.2.3 8 4 road 6.2.2.3.8 4 road movement network and
movement network and 6.2 2395 6.2.2.3.9 5 pedestrian, cycle and public
pedestrian, cycle and public fransport transport network.
network.
PO37 AO3T71
Where development involves or adjoins Total width of the boulevard is:
nominated boulevard roads, the road design: | (1)  central boulevard - 50m; and
(1)  creates a grand avenue character, (2)  southern boulevard - 25m.
being 50m wide for the central
boulevard and 25m wide for the
southern boulevard;
(2) incorporates very wide landscaped
medians that are of a sufficient width to
support fauna movement; and
(3) wide shoulders and verges which
accommodate separated pedestrian
and cyclist paths and dense
landscaping.
PO38 A0O38.1
Development is set back from Cleveland In addition to any widening of the road
Redland Bay Road and Boundary Road by a | reserve required by the Queensland
distance sufficient to accommodate Government, development provides a 15m
substantial landscaping to retain a heavily wide strip either side of Cleveland Redland
vegetated character. Bay Road and Boundary Road which is
densely vegetated by trees and shrubs.
PO39 Mo acceptable outcome is nominated.
Development adjoining Cleveland Redland
Bay Road and Boundary Road attenuates
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noise to a level that achieves a high level of
residential amenity. Any acoustic walls-

(1)  are screened by landscaping; and
(2) incorporate breaks to allow for
pedestrian and cyclist permeability.

PO40
Development facilitates:

(1) a logical pattern of development;

(2) efficient use of land and infrastructure;

(3) a mix of affordable housing types;

(4) access to community infrastructure and
public transport services at an early
stage of development; and

(5) land for community uses and public
services, including open space,
education, health, social and
emergency services where
appropriate.

Mo acceptable outcome is nominated.

PO41

Development provides for separation and
buffering from nearby activities, including
primary production, poultry farms and other
rural industries, such that amenity and
reverse amenity impacts are avoided.

Mo acceptable outcome is nominated.

PO42

Dual occupancies and multiple dwellings are
not established on lots that directly adjoin
land within the Low Density Residential
Precinct LDR2.

MNo acceptable outcome is nominated.

P0O43

Lots that directly adjoin land within the Low
Density Residential Precinct LDR2 achieve a
minimum site area of 1200m2 and a minimum
frontage width of 25m.

MNo acceptable outcome is nominated.

Precinct LMDR2: Kinross Road

PO44

Development does not create any additional
vehicular access points to Panorama Drive.
MNew lots are provided with access from
internal roads.

AO44.1

INo new access points from lots are provided
to Panorama Drive.

PO45

Development does not create any additional
vehicular access points to Kinross Road fora
distance of 835m from the intersection of
Kinross Road and Boundary Road. New lots
are provided with access from internal roads.

AO045.1

MNo new access points from lots are provided
to Kinross Road for a distance of 835m from
the intersection of Kinross Road and
Boundary Road.

PO46

Development facilitates the establishment of
a safe, permeable, legible and functional
movement network that is generally in
accordance with Figures 6.2.2.3.10 6 road

AO46.1

Roads, road closures, intersections, paths,
fauna crossings, public transport stops and
associated treatments are established in

accordance with Figures 6.2.2.3 10 & road

4 NOVEMBER 2020
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Performance outcomes Acceptable outcomes

movement network and 6.2.2.3.11 7 movement network and 6.2.23.11 ¥

pedestnan, cycle, public transport and parks pedestrian, cycle, public transport and parks

network. network.

POA47 MNo acceptable outcome is nominated.

Development adjoining Panorama Drive is

set back by a sufficient distance to provide for

acouslic treatments and substantial

landscaping.

PO48 Mo acceptable outcome is nominated.

Development adjoining Panorama Drive

attenuates noise to a level that achieves a

high level of residential amenity. Any acoustic

walls:

(1)  are screened by landscaping, and

(2) incorporate breaks to allow for

pedestrian and cyclist permeability,

PO49 Mo acceptable outcome is nominated.

Development adjoining Panorama Drive

provides landscaping to create a heavily

vegetated, high visual quality environment.

PO50 AO50.1

Kinross Road extending from the intersection | Kinross Road is designed as a boulevard

at Boundary Road to Goddard Road is style trunk collector having a reserve width of

designed to operate safely and efficiently and | 32m, including:

creale a grand avenue character. (1) a6.5m landscaped verge on both sides
of the road incorporating native canopy
shade trees, utility services and shared
pedestrian/bicycle concrete pathways,

(2) a1.5m on-road cycle lane on both sides
of the road using differently textured
matenals;

(3) one vehicular lane and breakdown lane,
minimum dimension of 5m on both sides
of the road; and

(4) a 6m central median incorporating native
canopy trees and water sensitive urban
design features.

PO51 AO51.1

The nominated trunk collector / boulevard The road is designed as a boulevard style

providing access to Panorama Drive is trunk collector, having:

designed to operate safely and efficiently and | (1) a minimum road width of 20m;

create a grand avenue character. (2) no direct vehicular access from new uses
and lots adjoining the trunk collector; and

(3) aleftin, nghtin and left out only
intersection fo Panorama Drive.

PO52 Mo acceptable outcome is nominated.
Where development involves nominated
esplanade roads treatments adjoining open
space, the road design:
(1) creates a low speed environment;
(2) facilitates safe, shared use for vehicles,
pedestrians and cyclists;
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Performance outcomes Acceptable outcomes

(3) incorporates grassed swales instead of
kerb and channel adjacent to the open
space, and

(4) minimises disturbance to vegetation.

PO53 MNo acceptable outcome is nominated.

To encourage funnelling of fauna to the fauna
crossing at Kinross Road, fauna exclusion
fencing is provided to lots and roads
adjoining the east west open space corridor
on the western side of Kinross Road (in the
Low medium density residential zoned parts
of 68-70 Kinross Road - land no. 130759, lot
2 RP156850, and 64-66 Kinross Road - land
no. 130879, lot 15 RP73640).

PO54 MNo acceptable outcome is nominated.
Development facilitates:

(1) alogical pattern of development,

(2) minimal requirement for earthworks and
retaining walls;

(3) efficient use of land and infrastructure,

(4) a mix of affordable housing types;

(5) net residential densities are not less than
15 dwellings per hectare,

(6) access to community infrastructure and
public transport services at an early
stage of development; and

(7) land for community uses and public
services, including open space,
education, health, social and emergency
services where appropriate.

PO55 MNo acceptable outcome is nominated.

Development provides for separation and
buffering from nearby activities, including
primary production, poultry farms and other
rural industries, such that amenity and
reverse amenity impacts are avoided.

PO56 MNo acceptable outcome is nominated.

Development is designed to provide safe
koala movement opportunities and minimise
impediments to a koala traversing the
landscape.

POS7 MNo acceptable outcome is nominated.
To the extent practical, development
minimises the amount of clearing and
fragmentation of koala habitat.
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SITE COVER

Figure 6.2.2.3.4—typical envelope for a three storey apartment development
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Figure 6.2.2.3.5—building design and streetscape.
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Figure 6.2.2.3.6— design of roof form.
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Figure 6.2.2.3.7—privacy between dwelling units.
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South East Thornlands - Road Movement Network
@ Trunk Collector % Intersection - Left in, Left out only i
@ Boulevard B Intersection - 4 way signalised
s Collector Street © No direct access to Boundary Road

w— Access Street/Place
»==s Landscaping and Acoustic

*» Recommended Fauna Crossing Locations
Treatment
===+ Esplanade Treatment

Figure 6.2.2.3.8 +—South East Thornlands: road movement network
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Wil become part of
Eddie Santagukana Way/
Moreton Bay Cycle Way

Futyie Pedestrian/
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to Pont Halloran

e Victoris Point
Bus Interchange

South East Thornlands - Pedestrian, Cycle and
Public Transport Network

4= Primary Pedestrian Cycle 4= Existing Bus Priority and Line

Link Haul Routes
— Secondary Pedestrian © Bus Station
Cycle Link ® Existing Bus Stops
= Shared Pedestrian Cycle =ms Potential Bus Route
Bridge % Potential Bus Stop

& Controlled Pedestrian/Cycle
Crossing Points

Figure 6.2.2.3.9 2—South East Thornlands: pedestrian, cycle and public transport network
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Kinross Road - Road Movement Network
@ Trunk Collector (Boulevard) « Intersection - Left in/Right in/Left out only N
=== Collector Street f Intersection - Signalised
== Landscaping/Acoustic {2 Roundabout
Treatment/ Road Access * Fauna Crossing
Restriction 4 Pedestrian/Cycle/Emergency Access
===+ Esplanade Treatment 44 Future Northern Public Transport Corridor
wmw Proposed Road Closure +# Access Place/Access Easement
Figure 6.2.2.3.10 3—Kinross Road: road movement network
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Kinross Road - Pedestrian, Cycle, Public

Transport Network and Parks "
4=) Primary Pedestrian Cycle &% Existing Bus Priority Line Haul Routes

Link @ Existing Bus Stops
— Secondary Pedestrian w=s Potential Bus Route

Cycle Link % Potential Bus Stop

¢ Controlled Pedestrian/Cycle  wuy parijand Area - Community Park
Crossing Points Parkland Area - Neighbourhood Park

Figure 6.2.2.3.11 4—Kinross Road: pedestrian, cycle, public transport and parks network
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6.2.5 Tourist accommodation zone code

6.2.5.1 Application

This code applies to development:

(1)  within the tounst accommodation zone as identified on the zoning maps contained within
Schedule 2 (mapping); and

(2) dentified as requining assessment against the tounst accommodation zone code by the tables
of assessment in Part 5 (tables of assessment).

When using this code, reference should be made ta section 53 2 and, where applicable, section
5.3.3,in Part 5.

6.2.5.2 Application

(1) The purpose of the tourist accommodation zone code is to provide for short-term
accommodation supported by community uses and small-scale services and facilities on North
Stradbroke Island.

(2) The purpose of the code will be achieved through the following overall outcomes:

(a)

(b)

(c)
(d)
(e)
®

(@)

()
(M
@

(k)

U

the tourist accommodation zone predominantly consists of multiple dwellings, short term
accommodation and tourist resorts and related support facilities for Point Lookout’s
holiday population;

non-residential or non-accommodation uses occur where they are small in scale, provide
services primanly for tourists and do not compromise the role of the 1sland’s centres.
Such uses are provided as part of a mixed use development with tourist accommodation;
in order to retain larger land parcels for development, further subdivision of land within
this zone does not occur;

buildings are set back from property boundaries to maintain an attractive streetscape
character and protect the privacy and amenity of adjoining dwellings;

development incorporates architectural styles and elements that reduce the visual impact
of the built form;

development design is supported by a contextual site analysis, and is of an appropriate
height that maintains views to ridgelines and other prominent local features, and uses a
site layout that best provides for equitable access to light and breezes for occupants and
neighbours,

development achieves a well-designed, architecturally interesting built form through a
mix of articulation of building elements, roof forms, screening, textures, matenals and
colours,

development makes a positive contribution to the streetscape and character of the
locality and strengthens site features, such as views, heritage or significant trees;
development provides high-quality private and communal open spaces for residents that
enhance liveability and meet recreational needs;

development provides car parking that is integrated into the site and building and does
not negatively impact on the site or adjoining sites or the gquality and amenity of the
streetscape;

development creates a safe, comfortable and convenient pedestrian environment within
and external to the site and facilitates a high level of accessibility and permeability for
pedestrians and cyclists; and

development retains (except where not practicable) or establishes significant trees in
deep planting areas-wherever practical,-development retains-significant-trees and avoids
alteration to natural drainage lines.

MNote — the retention of significant tree is accepted as not practicable where a significant tree due fo its location prevents the
ability to facilitate a well-designed, integrated and efficient multiple dwelling design outcome consistent with this code.

3
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6.2.5.3 Tourist accommodation zone code — Specific benchmarks for assessment
Table 0.1—Benchmarks for assessable development

Performance outcomes Acceptable outcomes
For development that is accepted subject to requirements and assessable
development
Dual occupancies
PO1 AO11
+e-previde Good residential design that A Dual occupancy complies with all the
promotes the efficient use of a lot, an Acceptable Solutions specified in the
acceptable amenity to residents, and te Queensland Development Code part MP1.3.
facilitates off street parking. Mote — For the purpose of this AO, a reference to
“duplex” in the Queensland Development Code MP1.3 is
taken to be “Dual occupancy” as defined by this planning
scheme.
Mote — References to the Queensland Development
Code MP1.3 for the purposes of this AO are to be
applied as if these provisions applied to a Dual
occupancy.
Mote — The Queensland Development Code MP1.3
indicates that it is only applicable to Class 1 and
associated Class 10 buildings. For the purpose of this
AD, the class of building is irrelevant, as long as the
development meets the definition of “dual occupancy” as
defined by this planning scheme.
Mote — Other zone code provisions will prevail over this
acceptable outcome to the extent of any inconsistency.
For assessable development
Planning Scheme Policy 7 Multiple Dwelling Design Guide provides assistance fo applicants in achieving high
standard design outcomes for multiple dwellings that meet the assessment criteria in this planning scheme. The
design principles of the policy are also relevant for other accommodation oriented development in the zone of a
similar scale.
Non residential/accommodation uses
PO2 Mo acceptable outcome is nominated.
Mon-residential or non-accommodation uses,
only occur where they:
(1) are small in scale;
(2)  are integrated with tounist
accommodation activities as part of a
mixed use development;
(3) do not unduly detract from residential
amenity;
(4) provide services primarily for tourists;
and
(5) do notimpact on the function of the
island’s centres.
All residential and accommodation uses
PO3 INo acceptable outcome is nominated.
Land is predominantly used for tourist
accommodation. Development supports and
does not undermine this intention.
PO4 Mo acceptable outcome is nominated.
Multiple dwellings intended for permanent
residential use are designed to minimise
potential conflicts with tourist accommodation
and related uses.
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Performance outcomes Acceptable outcomes
PO5 AO5.1
Developments involving more than 20 Where development involves more than 20
dwellings provide sufficient communal open dwellings a minimum of 15% of the site area
space to: is provided as communal open space, with a
1 is readily accessible, usable and safe: minimum leensmn of 5m and a minimum
(2) provides flexible spaces and recreation | area of 50m?
facilities suitable for a range of Note—Communal open space can be provided on
activities: rooﬂops, on pOdiUI’TIS, of at ground level, By indoor
3 b _ recreation facilities or a combination of these.
(3) Is landscaped to provide shade,
creating a pleasant micro-climate and AOb5.2
for visual relief o soften the impact of | A communal open space area is designed to:
Hdliding anic nAMSEANc.aeaz, (1) be centrally located to be readil
(4)  provides opportunity for casual social Ay - : -
it oton: accessmll_a for residents via pedestrian
(5) 1s designed and located to minimise Reways; v .
impacts on the amenity of residents of | (2) be co—locate_d with deep planting areas
the development and neighbouring where practicable;
properties; (3) ensure that 50% of the principal usable
= . area receives a minimum of two hours of
(B) is co-located with but separate from i ;
deep planting areas (except where not gl—gr{?ft su_nllght e Lie v S HITE MO | AR
practicable), and MRS,
4) be cle distinguished f ivat
(7)  minimises impervious ground level “) op;n s;:gce's Sl
areas to improve on-site stormwater o " v
filtration. (5) be well lit and subject to passive
surveillance;
provide a range of recreational facilities
6 id f tional faciliti
including, for example;
¢H  ereate-useable fexible-spaces (e) seating for individuals or groups;
suitable for a range of activities—and -
@) ide facilitios includi B (f) barbeque areas;
landscaping-and-shade- ' (a) play equipment or play areas; and
(h) swimming pool, gyms, tennis court,
common room or communal
gardens;

(7) provide a minimum of 15% planted or
grassed landscaping, including a planted
area with a minimum width of 1.5m
where adjoining a neighbouring property;

(8) ensure a minimum of 15% of the area is
shaded by trees;

(9) have a finished surface level with a
gradient less than 5 percent;

(10) have hard and soft landscape
treatments; and

(11)be clear of all non-recreational
structures, including clothes hoists,
driveways, water tanks, car parking and
garbage storage.

Editor's note: |landscaping provided in communal open

space is separate from deep planting areas.

PO6 AO06.1
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Performance outcomes Acceptable outcomes
that is: For a ground floor dwelling, ground floor
(3) is useable in size and shape to meet pri\rate_open space is designed and located
the needs of a diversity of potential to previded-with:
residents; (1)  predominately face north, east or west;
(4)  Isfunctional and easily accessible from | (2)  provide a minimum area of 16m2 if a
living or common areas to promotes dwelling in a residential care facility; or
outdoor living as an extension of the - . 5
i (3) provide a minimum area of 25m¢ for all
dwaling, other dwellings; and
(5) is clearly identified as private open : as.
space; and with:
(6) provides a high level of privacy for a. a minimum dimension of 4m and
residents and neighbours; and clear of any utilities such as gas,
(7) is located and designed to enhance clothes drying facilities, water
the liveability of residents. tanks or air-conditioning units;

b. direct access from living or
common areas to extend the living
space,

¢ screening or fencing to clearly
identify the area as private open
space;

d. a high level of privacy for residents
and neighbours; and

e. a high level of acoustic amenity.

A06.2

For dwellings above ground level, private

balconies are designed and located to: are

MMW £ H o

(1)  predominately face north, east or west;

(2) be orientated with the longer side
facing outwards, or open to the sky, to
optimise daylight access into adjacent
rooms;

(3) provide a minimum of 10m?2 if a
dwelling in a residential care facility; or

(4) for all other dwellings:

(c) a minimum area of 10m?2 for a 1
bedroom unit; ard-or

(d) a minimum area of 16m?2 for a two
or more bedroom unit;

with:

a. a minimum dimension of 3m and
clear of any air conditioning unit or
drying space;

b. direct access from living or
common areas to extend living
areas, and

c. a high level of privacy for residents
and neighbours.

A06.3
Where clothes drying areas are provided on
private balconies they are screened from
public view and do not take up more than
10% of the balcony area.
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Performance outcomes

Acceptable outcomes

Reconfiguration

PO7

Existing lot sizes are maintained or increased
to facilitate integrated tounst uses.

AO7.1

Reconfiguration does not result in a smaller
lot size.

Built form

PO8

Buildings are generally two to three storeys,
and retain views to vegetated ridgelines.

A08.1
Building height is a maximum of 43 11m.

PO9

Development occurs on a site that has an
area and street frontage width that is
sufficient to:

(8) accommodate the scale and form of well-
designed and articulated multiple
dwelling building;

(9) allow buildings to be oriented to the
street;

(10)pravide for communal and private open
spaces at ground level,

(11)provide safe and convenient vehicle
access to the site;

(12)accommodate on-site parking for
residents and visitors, and waste and
delivery vehicles manoeuvring;

(13)deliver substantial landscaping including
deep planting areas to retain or establish
significant trees; and

(14)provide adequate building setbacks to
adjoining properties to maintain
residential amenity and privacy.

. .
EE'E.EF'"E' woaaues “ _Ists whish F".E"EE
the streat

A09.1

Development has a minimum site area and

street frontage width of:

(1) 800m? and 20m, for a building 3 storeys
or less in height; or

(2) 1,000m2 and 20m, for a building 4
storeys or greater in height.

HIGEE RG-S A RaningR-wERER et

PO10
Site cover:

(1) is consistent with the intended medium
density character of the area and
immediate streetscape

(2)  mitigates the bulk and scale of
development;

(3) provides natural light, sunlight and
breeze to living and open space areas,

(4) provides for privacy between dwelling
units for residents and neighbouring
properties,

(5) supports residential amenity for
residents and neighbouring properties

(8) provides usable open space for
residents; and

(7)  allows for substantial landscaping,
including deep planting areas to retain
or establish significant trees.

AO010.1
Site cover:

(1) fits in the building envelope (within the
acceptable setbacks); and

(2) does not exceed 50% 606%-

Figure 6.2.5.3.5 illustrates.
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Performance outcomes

Acceptable outcomes

space-and-landscaping-on-the-site—and

PO11

Front boundary setbacks (other than
basements):

(2) create an attractive, consistent and
cohesive streetscape;

(3) result in development not being
visually dominant or overbearing with
respect to the streetscape;

(4) assist in achieving visual privacy to
ground floor dwellings from the street;

(5) support the location of balconies for
casual surveillance of the street and
articulation of the building facade;

(B) provide for landscaping to soften and
screen the built form, including deep
planting areas to retain or establish
significant vegetation;

(7) provides for usable open space for
eccupants the residents;

(8) provide for visitor car parking for
apartment development; and

(9)  where tandem car parking spaces are
proposed in front of townhouse
garages, they are contained wholly
within the property boundary.

Editor's note —The provision of tandem car parking

spaces is not supported in all locations. Refer to Table

9.3.5.3.2 — Minimum on-site vehicle parking

requirements in the Transport, servicing. access and
parking code for further information.

AO11.1

Buildings are set back from street frontages:
(1)  within 20% of the average front
setback of adjoining buildings, or
(2)  where there are no adjoining buildings;
3
(a) 3m to the building wall and 5.5m
for garage doors for townhouse
development; or
(b) 4m to balconies, eaves, awning or
the like and 6m to building walls
for apartment development and
tourist accommodation.

Figures 6.2.5.3.1 and 6.2 5.3 6 illustrates.

[ ——

Figure 6.2.5.3.1—Setbacks

PO12
Side and rear boundary setbacks:

(1) minimise the impacts of development on
the amenity and privacy of existing and
future adjoining residents,

AO12.1
At the side boundary:

(1)  abuilt to boundary wall does not
exceed 4 5m in height and 9m in
length along any one boundary, and
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Performance outcomes

Acceptable outcomes

(2) does not prejudice the intended future
development of adjoining sites;

(3) contnbute to the pattern of the
streetscape consistent with the intended
neighbourhood character;

(4) support the separation of buildings to
provide visual and acoustic privacy;

(5) maintain sufficient levels of natural light,

and air circulation for residents of the

development and adjoining sites;
ensure daylight penetrates all sides of
the proposed building;

(7) provide for communal and private open
space areas;;

provide space for service functions,
including clothes drying areas if needed;

(9) support the introduction of landscaping to
complement building massing, screen
buildings and support the privacy of
existing and future adjoining residents;
and

(10)provide for deep planting areas, to retain
and protect significant native trees
{except where not practicable) and
vegetation, or establish large subtropical
shade trees.

®

—

(8

—

Note —the retention of significant free is accepted as not
practicable where a significant tree due to its location
prevents the ability to facilitate a well-designed,
integrated and efficient multiple dwelling design outcome
consistent with this code.

(2) otherwise, buildings are set back a
minimum of

(a) 1.5m for a wall up to 4.5m high;

(b) 2mfor a wallup to 8.5m 7_.5m
high; and

(c)  2.0-5m plus 0.5m for every 3m
or part thereof by which the
building exceeds 8 .5m +-&m.

MNote—Where a multiple dwelling in the form of attached
or terrace houses is proposed, side setbacks would
apply only to boundaries shared with adjoining sites and
not to "internal" lot boundaries within the development
site.

AO122

The rear boundary setback is a minimum of
5m 4.

PO13
Basements are designed to ensure:

(1) located outside of deep planting areas;
(2) designed to provide natural ventilation
for basement car parking that is

integrated into the building facade and
landscape design; and

(3) designed to have a strong relationship
between the street and the proposed
building and ground level open space.

o . ;i
availablefordoop-planting—and
(2) astrongrelationship-betweenthe
i
ground-lovel-opon-spaco-

No acceptable outcome is nominated.

PO14

Buildings are designed to:

(1) contribute to an attractive streetscape
and intended character of the local area;

(2) be onentated to the street;
(3) incorporate balconies that address street
frontages and public spaces:

MNo acceptable outcome is nominated.

Figures 6.2.5.3.7 and 6.2 5.3 8 illustrates.
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Performance outcomes

Acceptable outcomes

(4) provide modulation and articulation in the
building fagade and elevations’ horizontal
and vertical profiles,

provide projections and recesses in the
facade and elevations that reflect
changes of intemal functions of buildings,
including circulation;

(6) Include variation in building materials,
contrasting colours, textures and finishes
that emphasise architectural features;

(7) use similarly proportioned roof forms,
doors, windows and balconies to
complement the local character,

break up the appearance of large
buildings through roof form, matenals,
articulation, projections and recesses that
reflect the existing streetscape scale; and
articulate building entrances and
openings.

(5

—

(8

—

(9

—

(5)  corner treatments to address both

PO15

Development for services and related
structures:

(1) are accessible for maintenance;

(2) are integrated to blend into the overall
development design; and

(3) are designed and orientated to not
visually dominate the street frontage.

AO15.1

Services and related structures (such as

electrnicity transformers, fire hydrant and

booster assemblies.) where located in the

front boundary setback:

(4) extend for no more than 5m or 10% of
the street frontage (whichever is lesser);

(5) are orientated towards internal driveways
or footpaths; and

(6) are located, screened with similar
materials to the building or landscaped to
not be visually obtrusive when viewed
from the street.

Figure 6.2 5 3 8 illustrates.

PO16

Multiple dwelling building walls are designed
to:

AO16.1

The maximum length of a building wall in any
direction is 30m, with a change in the building
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Performance outcomes Acceptable outcomes

(1) be visually interesting through the line every 15m on side and rear walls of plus
provision of articulation on the side and or minus 1 .5m for a length not less than 5m_
rear walls,

(2) avoid highly reflective finishes; . :

(3) break up multiple dwelling development EEESE2 A L apt e USRS
and reduce the scale and bulk of the
buildings; and Editor's note-full building separation provides a minimum

(4) support dual-orientation dwellings to of ém.
provide for natural cross ventilation.

PO17

Design elements promote a subtropical and | N0 acceptable outcome is nominated

climate responsive design character through:

(1)  the use of deep balconies verandahs, Figures 6.2.5.3.7 and 6.2.5.3 8 illustrates.

decks and eaves;
: - R % Editor's note—Applicants should have regard to

(2) or!enttatlng habltablel:o:)m wlndou;s, Subtropical Design in South East Queensland A

private open space (balconies an_ Handbook for Planners Developers and Decision Makers
terraces) to the north where possible; | (2010 Centre for Subtropical Design QUT).

(3) maximising dwellings with a northern

aspect:

(4)  maximising dual onentation of
habitable rooms to provide for natural
cross ventilation;

(5) integration of buildings with landscape
planting and deep planting areas to
create a pleasant micro-climate;

(6) screening habitable rooms from the
western sun, using building and
landscape elements; and

(7) integration of bulldings within
landscape planting.

PO18 AO18.1

The design of roof form, rooftops and building | Roof form, rooftops and building caps are

caps of apartments: designed to:

(1) provides an interesting and attractive (1) include interesting forms created through
roof-scape thatenhances the pitches, gables, skillions or other
ar%hltec:ural dlstlpt_ctlon oftthbe ?undtln%h features;
el enaractay. e comTREIONTOTE | (9) be articulated to break down the roof and

(2) is articulated to reduce the bulk and scale bmld_mg bk and_scale;
of a building when viewed from the street | (3) provide opportunity for stormwater

(3) considers the ability for discreet collection, solar energy and communal
placement and optimum orientation of open space;
solar panels; (4) be angled to the north and east to

(4) maximises solar access for dwellings maximise solar access in winter; and
during winter and provides shade in (5) incorporate hoods and overhangs to
summer, and . shade walls and windows from the

(5) incorporates variety in design, and SumMmMmer sun.

(6) effectively integrates or screens service
structures, plant and equipment and 5 :
provides for the future inclusion of Figure 6.2.5.3.7 and 6.2.5.3.8 illustrates.
additional plant and equipment; and

(7) avoids highly reflective finishes.

NB—&GGBH&&H&GH{EBH‘B—!S—HBFM b =
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Performance outcomes Acceptable outcomes
of bullding bulk by
7y  incorporating variety in design-through
skilions:-and
(8)  screening plant and eguipment, such
as vents, It over-runs or solar energy
Ad-ctomrawater Hectors-
PO19 Mo acceptable outcome is nominated.
Development establishes an active interface
with adjoining pedestnan spaces by providing
physical connections between buildings and
between buildings and public places to
encourage pedestrian movement
PO20 A020.1
Parking facilities for apartment development | Parking facilities for residents (excludes
(1) are contained within a basement level or | Visitor car parking):
within the buillding footprint where located | (1) are located in a basement level; or
at ground level: (2) within the building footprint at ground
(1) are designed to not dominate the level where,
streetscape or the building form when (a) landscaped and screened from
viewed from the street, other public view from the street, other public
spaces and adjoining properties, spaces and adjoining properties;
(2) mitigate amenity impacts on adjoining (b) integrated into the building
residents. fagade through architectural
elements; and
(3) provide storage for residents.
A020.2
Visitor car parking (excludes resident
parking) are located:
(1) in a basement level, or
(2) at ground level within the building
footprint where landscaped or screened
from view from the street, other public
spaces and adjoining properties, or
(3) in the front setback where adjoining the
driveway and landscaped or screened
from view from the street.
PO21 AO021.1
Parking facilities for townhouse development | VVehicle parking structures are located behind
are located so that they do not dominate the the front building alignment. buHatrg-orwithin
streetscape or the building form when viewed | a-basementlevel
from the street.
PO22 AOD22.1
Driveways and internal access ways are Driveways and internal access ways are
located and designed to: located and designed:
(1) integrate into the overal] building design; (6) to incorporate high quality pavement
(2) define the public and private space; materials, textures and colours that are
(3) support active street frontages and consistent with the overall building
enhance the streetscape character; design;
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Performance outcomes

Acceptable outcomes

(4) incorporate high quality pavement

materials, textures and colours to

contribute to an attractive and interesting

streetscape;

minimise visual impact of long driveways

through changing alignments and

landscaping;

be located on secondary/rear frontages,

where available,

limit the number and width of driveway

crossovers to the minimum required;

minimise the extent of internal access

ways;

mitigate impacts on neighbounng

properties,

(10)maximise the availability of on-street
parking;

(11)support the retention or establishment of
street trees: and

(12)allow for refuse collection and street
infrastructure.

(5)

(6)

(7

—

@

[

©

—

(7) to be limited to one crossover per street
frontage;

(8) to provide the minimum width required;

(9) to be offset from the side boundary by a
minimum of 1m to allow for landscaping;
and

(10)to minimise and soften visual impacts
through

a. offset alignment of the dnveway
and landscaping to screen the
view of the driveway from the
street;

b a change in alignment within
20m from the street frontage,
and

c. soft landscaping along the
driveway and at the end of the
straight alignment.

Figure 6.2.5.3 8 illustrates.

P0O23

Development provides front fences or walls
along street frontages, or public spaces, that
create an attractive streetscape by:

(4) incorporating a mixture of building
materials that complement the design of
buildings

(5) providing visual interest and a softening
of the visual impact where significant in
length

(6) highlighting the entrance to the property

AO231

Fences or walls along a street front or public
space are designed to incorporate a mixture
of building materials that complement the
design of the building.

AO23.2

Where a fence or wall along street frontages
or public spaces exceeds 10m in length,
indentations, material variation or soft
landscaping (including planter boxes) are
incorporated.

Figure 6.2.5.3 8 illustrates.

PO24

Development is designed to ereate—an
atiractive strestscape and discourage crime

and anti-social behaviour by:

(1) maximising opportunities for casual
surveillance of the street, public
places, communal open space (where
provided), pedestrian and cycle paths,
including the pnmary pedestrian
entrance and car parking areas;
ensuring spaces are well lit;
minimising potential concealment and
entrapment opportunities; and
providing direct movements with clear
unobscured sight lines, and

having fencing and walls along a street
frontage or public space incorporate
visually permeable materials and
treatments.

(2)
(3

4)
()

AO24.1

Buildings are designed to have balconies,
windows and building openings overlooking
streets and other public spaces.

Figures 6.2.5.3.2 and 6.2 5.3 9 illustrates.

low fending o define.
temitory and mantan
outiook

habiable
room outicok
1o strest

vistors at front

1

Figure 6.2.5.3.2—0verlooking

AO242
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Performance outcomes Acceptable outcomes

Fences or walls along a street frontage or

public space have a maximum height of-

(1) 1.2m where solid; or

(2) 1.8m where that portion of the fence
above 1.2m high is at least 50%
transparent.

Figures 6.2.5.3.3 and 6.2.5.3 4 illustrate.

il

b
-.-\._-...L.,-\_.\_m..__»l._..._._-—-—

Figure 6.2.5.3.3—Fencing (1)

| ||||F|\||‘ LITTTELEREY T
S SN

Figure 6.2.5.3.4—Fencing (2)

PO25
On elevated or steeply sloping sites: No acceptable outcome is nominated.

(3) development is sympathetic to the
natural landform through the use of
terraced or split level building forms
that minimise ground level disturbance
outside the building footprints; and

(4) the understoreys of buildings are
screened to maintain the quality of
view when viewed from below.

Amenity
PO26 A026.1
Privacy between dwelling units on the site Where habitable room windows are directly
and adjoining sites is achieved by effective adjacent to habitable rooms of adjoining
building design and the location of windows dwellings and are within a distance of 9m and
and outdoor open spaces to prevent within an angle of 45 degrees, privacy Is
overlooking into habitable rooms or private protected by:
open space areas or through the use of (1) sill heights being a minimum of 1.5m
screening devices. Where screening devices above floor level- or
are u_sed‘ th?y are integrated with the (2) providing fixed translucent screens,
building design. such as frosted or textured glazing, for

any part of the window below 1.5m

above floor level; or

(3) providing fixed external screens.
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Figure 6 2 53 9 illustrates.

AO26.2

Outlook from windows, balconies, stairs,

landings, terraces and decks and other

private areas, is screened where a direct
view is available into the private open space
of another dwelling. Screening is achieved
by:

(1)  fixed translucent screens, such as
frosted or textured glazing, for any part
of the window below 1 5m above floor
level, or

(2) fixed external screens; or

(3) landscape planting that will achieve a
minimum of 2m in height at matunty.

Figure 6.2.5.3 9 illustrates.

AO26.3

Where incorporating screening devices, they

are:

(1)  solid translucent screens or perforated
panels or trellises that have a
maximum of 25% openings, with a
maximum opening dimension of S0mm
and that are permanently fixed and
durable; and

(2) offset a minimum of 300mm from the
wall of the building.

Figure 6.2 .5.39 illustrates.

PO27 AOD271

Development provides side and rear fencing Side and rear boundary fences are a

that protects the privacy and amenity of minimum of 1.8m in height where adjoining a
adjoining properties_ residential use.

Figure 6.2.5.3 9 illustrates.

PO28 INo acceptable outcome is provided.
Development is designed to facilitate the
retention and establishment of significant
trees and street trees (except where not
practicable) that:
(1) complement and soften the scale and

bulk of the built form;
(2) support an attractive streetscape;
(3) enhance the amenity of residents; and
(4) provide patural shade to improve the

micro-climate.
Mote —the retention of significant tree is accepted as not
pradiicable where a significant free due to its location
prevents the ability to facilitate a well-designed,
integrated and efficient multiple dwelling design outcome
consistent with this code.
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Performance outcomes Acceptable outcomes
PO29 A029.1
On-site landscaping is provided to: A minimum of 20% 315% of the site is planted
(1)  contribute to an attractive streetscape; | OF vegetated landscaping (rather than
(2)  enhance the appearance of the hards_tand), including 10% of the site for deep
development: planting areas.
(3) complement, and where possible
retain and add to, any native Editor's note-landscaping that is not deep planting areas
vegetation within the site; can be located in communal open space areas.
(4) prowd_e for the retgntl_o_n of ) AO29.2
establishment of significant trees in i o
deep planting areas; A 2m wide Iandscaped area wmn—ts-sapable
(5) create green roofs, walls or other of-deep-planting-to-sustain-mature-trees, Is
sustainable building elements; provided along the length of any public road
(6) provide privacy between on-site frontage.
dwellings and adjoining properties; and | o029.3
(7)  screen unsightly components. Development provides:
(1) a minimum 1m wide planted landscaped
area on a side boundary where a
driveway, or a ground level open parking
area, is located adjacent the boundary;
and
(2) an extended landscaped area of a
minimum of 1.5m for every 5m of
driveway length.
Eox Somjla i located
; - . eep planting areas are located:
DEap plahting atess e prowd ed_that, (4) within boundary setbacks to soften the
telicare lacated fo retain oF estabieh built form as viewed from the street and
significant trees to soften the built form; adjoining properties:
(10)are co-located with communal open BVite rowin significantt‘rees =
Z?::;"{;tf;i:i;?ﬁs Orrode?ie??ntmg (6) to co-locate with communal open space,
4 9 Properias, street trees or deep planting areas on
(11)are accessible to provide informal i =
- i i adjoining properties.
recreation spaces for residents,
(12)are of sufficient size and dimension to A030.2
support the retention or establishment of | Deep planting areas are:
significant trees that at maturity (4) a minimum of 10% of the site;
ﬁmﬂiﬂém theScaleandnaulitonie (5) a minimum unobstructed dimension of
(13)are open to the sky with access to light BT R el ik
and rainfall; (6) completely open to the sky.
(14)are maintained exclusively for
landscaping, with no underground Editor's note-the deep planting area accepfable outcome
development or infrastructure; for a minimum of 10% of a site is part of the overall
(15)reduce urban heat island effects by mdigi_?_]um 20% landscaping for a site rather than in
improving the micro-climate; and Ot
(16)provide water quality and quantity AO030.3
be_neﬁts_ from the natural filtration of Deep planting areas are exclusively for
rainfall into the ground. landscaping and do not contain:
(4) driveways, manoeuvring or hardstand
areas and pedestrian paths;
(5) surface structures and infrastructure such
as water tanks or utilities; and
(6) sub-surface structures or infrastructure
such as basement car parking and water
supply or wastewater infrastructure.
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PO31 Mo acceptable outcome is nominated.

Development minimises impacts on

surrounding residential amenity and provides

a high level of on-site amenity for occupants,

having regard to noise, odour, vibration, air or

light emissions.

PO32 No acceptable outcome is nominated.

Siting and design achieves a high level of

amenity for occupants by minimising impacts

from noise generating areas, such as streets,

driveways, car parking areas, service areas,

private and communal open space areas and

mechanical equipment.

PO33 A033.1

Development minimises the extent of Solar access to habitable rooms and private

shadows on useable private open space or open space of dwellings:

public spaces and provides adequate (1) s not less than 3 hours between 9am

sunlight to habitable rooms on the site and and 3pm on June 21; or

adjoining. (2)  where existing overshadowing by
building and fences is greater than
this, sunlight is not further reduced by
20%.

PO34 AO034.1

Waste and recycling container storage areas: | Waste and recycling container storage areas

(1) for apartment development are located are:

within the building footprint, (1) located within the building footprint for
(2) provide an accessible location for an apartment development;

foateit HIBER ol Aot (2) co-located in car parking areas, in a
(3) are not be visible from street and other P g e

: i basement or at ground level;

public spaces;

(4) mitigate adverse amenity impacts in (3)  separated from open space areas on-
terms of odour, noise and visual impacts site and on adjoining properties,

on residents on-site and residents of (4)  screened or enclosed;

SHRIING REOPOTaS: (5)  integrated into the building design,
Waste-dispasaland-sepregareasare et using similar matenal and finishes; and
wsible—ﬁem—pubhc—p}aees—emd—de—net—have (6)  well ventilated.

b e e e e ke

o acceptable outcome is nominated.
PO35 Mo acceptable outcome is nominated.
Development site layout and design Editor's note—Applicants will also need to have regard
enhances and complements the character of ;‘?;"V relevant overiays applicable fo the development
the surrounding neighbourhood and .
responds to the topography, natural values
and development constraints by:
(6) integrating into the surrounding

residential neighbourhood;
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Performance outcomes

Acceptable outcomes

streetscape;

vegetation and landmarks;

vegetation; and

(4) site and neighbourhood analysis;

and natural values constraints.

(7) providing an attractive and interesting

(8) taking advantage of the site’s natural
features like views, vistas, existing

(9) minimising and mitigating impacts on
ecological corridors and native

(10)minimising alteration to natural
topography and drainage lines.

Editor's note-this performance outcome can be met
through submission of a design concept that
demonstrates the design process and includes:

(5) building design criteria/principles informed by an
opportunities and consiraints analysis; and

(6) an outline of how the layout and design responds fo
the site, streetscape, surrounding neighbourhood
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Figure 6.2.5.3.5—typical envelope for a three storey apartment development

Figure 6.2.5.3.6-front boundary setback to balcony and wall
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Figure 6.2.5.3.8— design of roof form.
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Figure 6.2.5.3.9—privacy between dwelling units.
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9.3.4 Reconfiguring a lot code
9.3.4.3 Reconfiguring a lot code — Specific benchmarks for assessment

SC1.1 Table 9.3.4.3.1 — Benchmarks for assessable development

Reconfiguration for a townhouse

PO52 No acceptable outcome is nominated.

Reconfiguration of a townhouse development
to establish freehold lots only occurs where:

(1) the townhouse development is designed
to be freehold titled by ensuring:

(a) the townhouse development remains
in compliance with the development
approvals following reconfiguration,

(b) each townhouse remains a self-
contained residence following
reconfiguration;

(c) that dependant activities of the
development are not separated by
freehold fitling;

the lots are created following construction

of the townhouses;

equitable sharing and ongoing
maintenance of any shared facilities or
infrastructure is established like waste
collection, water meters.

(2

—

(3

—

Editor's note- material change of use and reconfiguration
applications should be submitted together to allow
concurrent assessment.
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SC1.2 Administrative definitions

Table SC1.2.1Additional administrative terms and their definition

Column 1
Administrative term

Column 2
Definition

Articulation

The treatment of a building form or fagade that creates or confributes to

visual character and an active frontage. Articulation may include:

- vertical and hornizontal detail and/or projections

- variations in colours, materials, pattems and textures

- architectural elements such as openings, enfry statements,
directional signage, exposure of fittings, distinction between levels of
a building, awnings, planters, balconies and stepping of built form

Apartment
Development (Multiple
Dwelling)

The use of a premises for three or more dwelling units in a building that:

- Istwo or more storeys in height

- has a commaon foyer entrance

- has communal facilities including outdoor spaces, car parking and
waste storage areas

Building envelope

The three-dimensional extent of where a building and associated
structure may be built on a site after consideration of assessment criteria
for building height, front, side and rear boundary set-backs, any height
transitions and other assessment criteria.

Building footprint

The two-dimensional extent of built development, including balconies,

covered private outdoor living areas and enclosed spaces but excluding

the part of a building or structure that is:

- an eave or aroof; or

- asunhood or the like attached to the wall of a building or structure to
provide shade or shelter to the wall.

Townhouse
Development (Multiple
Dwelling)

The use of a premises for three or more dwelling units that:
- does not have a dwelling above or below it

- has individual dwelling unit entrances

- has individual car parking and waste storage areas

Schedule 6 Planning scheme policies
The table below lists all the planning scheme policies applicable to the planning scheme

area.

SC6.1 Planning scheme policy index
Table SC6.1 1— Planning scheme policy index

Planning scheme policy title

Planning Scheme Policy 1 - Environmental significance

Planning Scheme Policy 2 — Infrastructure works

Planning Scheme Policy 3 — Flood and storm tide hazard

Planning Scheme Policy 4 — Landslide hazard

Planning Scheme Policy 5 — Structure plans

Planning Scheme Policy 6 — Environmental emissions

Planning Scheme Policy 7 — Multiple dwelling design

SC6.8 Planning Scheme Policy 7 - Multiple dwelling design

To access Planning Scheme Policy 7- Multiple dwelling design, click here.

SC6.8 PLANNING SCHEME POLICY 7 — MULTIPLE DWELLING DESIGN
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CDM

Smith

listen. think. deliver.

Level 4, 51 Alfred Street
Fortitude Valley QLD 4006

Introduction

CDM Smith have assessed the development feasibility of eight multiple dwelling development scenarios on four sites
under a revised draft Medium Density Residential zone code. The scenarios assessed are as follows:

Scenario 1a: 3 storey apartment on 819m? Medium Density Residential zoned lot;

Scenario 1b: 3 storey apartment development on 819m? Medium Density Residential zoned lot, comprising
ground floor car parking and two levels of one, two and three bedroom apartments;

Scenario 1c: 3 storey apartment development on 819m? Medium Density Residential zoned lot, comprising
ground floor car parking and two levels of one and two bedroom apartments;

Scenario 2a: 3 storey apartment on amalgamated 1,012m? Medium Density Residential zoned lot;
Scenario 2b: 4 storey apartment on amalgamated 1,012m? Medium Density Residential zoned lot;
Scenario 3: Townhouse development on 809m?Medium Density Residential zoned lot;

Scenario 4a: Townhouse on 1,639m? Medium Density Residential zoned lot with community title; and

Scenario 4b: Townhouse on 1,639m? Medium Density Residential zoned lot with freehold title (i.e. same
development with different tenure).

The development feasibility assessment has considered the following cost and benefit streams:

Project costs, which are likely to include land acquisition costs, stamp duty on land acquisition costs, demolition
of existing use (if applicable), infrastructure charges, construction costs (including building construction, car
parking construction, landscaping and contingency allowance), consultant and design fees, marketing costs and
financing costs; and

Project benefits, i.e. the sale of apartments / townhouses.

Assumptions Used in the Feasibility Assessment

The development feasibility has made assumptions relating to a range of costs and benefits for each scenario,

including:

Land acquisition costs;

Demolition of existing land use;
Infrastructure charges;

Building construction costs;

Landscaping construction costs;
Communal open space construction costs;
Carparking construction costs;

Consultant and design fees;

Selling costs;
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= Financing costs; and

= Sales of apartments / townhouses.

Land Acquisition Costs

The cost of acquiring appropriate land for the developments outlined in each scenario involves the purchase of the
land in addition the transfer duty payable on the value of the purchase.

The sites under assessment for Scenario 1, Scenario 3 and Scenarios 4a and 4b were each occupied by an older run
down detached dwelling within the medium density residential zone. Recent property sales transactions were
identified for two of these three sites, which were both purchased for $500 - $550 per square metre. The assessment
has conservatively assumed the sites under assessment for Scenario 1, Scenario 3 and Scenario 4a and 4b were
purchased for $550 per square metre (at the upper end of the range identified), as no significant price differential was
identified for medium density residential zoned land between the suburbs in which the sites are contained®.

In the case of Scenarios 2a and 2b, the purchase of two allotments, each 506sqm in size and occupied by an older run
down detached dwelling is required to create the development allotment. The assessment has assumed that a higher
purchase price of $650 per square metre would be required to achieve land assembly for this site.

The transfer duty payable has been calculated based on Queensland transfer duty rates.

Total land acquisition costs have been estimated to range between $458,948 (Scenario 3} and $935,040 (Scenario 4a
and 4b).

Table 1 details the assumed land acquisition costs under each scenario, including a breakdown of the land purchase
price and transfer duty payable.

L We have rounded purchase prices of the relevant allotments to protect confidentiality around the selected sites under
assessment.

Gmith .
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Table 1 Land Acquisition Costs by Scenario ($)

Allotment Assumed | Land purchase price | Transfer duty payable | Total Land Acquisition Costs

Size (sgm) | Acquisition Cost

($/sqm)
Scenario 1a 819 8550 $450,450 $14,191 $464,641
Scenario 1b 819 8550 $450,450 514,191 5464,641
Scenario 1c 819 $550 $450,450 $14,191 $464,641
Scenario 2a 1,012 $650 $657,800 $22,626 $680,426
Scenario 2b 1,012 $650 $657,800 $22,626 $680,426
Scenario 3 809 5550 $444,950 513,998 $458,948
Scenario 4a 1,639 5550 $901,450 533,590 5935,040
Scenario 4b 1,639 5550 $901,450 533,590 $935,040

Source: CDM Smith Analysis (2020) and Queensland Government Transfer Duty Rates (2020)

Demolition of Existing Land Use

The sites identified for development all had an existing run down residential dwelling on site. Therefore, in order to
redevelop the land for multi-unit dwellings, the existing use must be demolished. Rawlinsons Australian Construction
Handbook (2018 Edition 36) estimates a range of construction costs, including indicative demolition costs per square
metre (sgm). The demolition of a single storey residential dwelling is assumed to be approximately $50 per square
metre.

Therefore, based on this costing rate and the size of each parcel of land for development, the estimated demolition
cost range from 540,450 (Scenario 3) to 581,950 (Scenario 4a and 4b). The estimated demolition costs by scenario are
detailed in Table 2.

Table 2 Estimated Demolition Cost by Scenario ()

[ Site Size (sqm) | Cost ()
Scenario 1a 819 540,950
Scenario 1b 819 540,950
Scenario 1c 819 540,950
Scenario 2a 1,012 550,600
Scenario 2b 1,012 550,600
Scenario 3 809 540,450
Scenario 4a 1,639 $81,950
Scenario 4b 1,639 $81,950

Source: Rawlinsons Australian Construction Handbook (2018)

Assumed Product Mix on Each Site

The revised Medium Density Zone code provides a range of assessment criteria relating to dwelling diversity, site
cover, landscaping, parking and communal open space which has informed our assumptions relating to the built form
on each site. The dwelling diversity criteria outlines a preferred, as opposed to mandatory, product mix for
townhouse and apartment developments within Redland City Council. Redland City Council has advised that the

Sith B

— 3
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dwelling diversity mix is particularly important to test for apartments with a 60% two bedroom and 40% three

bedroom mix provided based on approved applications for apartments. The dwelling diversity mix can however be
varied for townhouses to only consider three bedroom townhouse development. This approach was suggested on the
basis that three bedroom townhouses are the predominate townhouse size in Redland City and would likely continue
to be the predominant townhouse size even with a suggested dwelling diversity mix included the Medium Density

Zone code. It is understood that all other assessment criteria must be met for the purposes of this feasibility

assessment.

Advice from Council has indicated that three storeys are permitted for all scenarios, with the exception of Scenario 2b,
where a four storey development is to be assessed.

Table 3 outlines the quantifiable assessment criteria relating to dwelling diversity, site cover, landscaping, parking and

communal open space.

Table 3 Quantifiable Assessment Criteria
Criteria | Product Type | Criteria
Dwelling diversity Townhouse Development for a townhouse involving 5 or more
dwellings ensures that 20% of dwellings have a
different number of bedrooms than other dwellings
Apartment Development for an apartment involving 5 or more
dwellings ensures 40% of dwellings have a different
number of bedrooms than other dwellings
Site cover Townhouse 60% site cover
Apartment 50% site cover
Landscaping Townhouse 20% of site area, including 10% deep planting area
with a minimum dimension of 4m
Apartment
Communal Open Space | Townhouse 20 or more dwellings
(a) provides a minimum of 5% of the site area or a
minimum area of 50sqm (whichever is greater) as
communal open space; and
(b) has a minimum dimension of 5m.
Apartment 10 or more dwellings

(a) provides a minimum of 15% of the site areaor a
minimum area of 100sqm (whichever is greater) as
communal open space, with a minimum of 10% or
75sgm (whichever is greater) located on the ground
level; and

(b} has a minimum dimension of 5m.

Carparking

Townhouse /
Apartment

1 visitor space per 10 units; plus
1 space per 1 bedroom unit; or
1.5 spaces per 2+ bedroom unit; or

2 spaces per 3+ bedroom unit.

Source: Data provided by Redland City Council

Property market research was conducted to determine the average size of units and townhouses by number of
bedrooms to inform our assessment. This research found that on average a townhouse was larger than apartments,
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regardless of the number of bedrooms, and that apartments increase in square meterage as the number of bedrooms
increases. The following average sizes for unit and townhouse development were adopted for the analysis:

= One bedroom units: 70sqm;

= Two bedroom units: 90sqm;

= Three bedroom units: 110sqm; and

= Three bedroom townhouses: 130 sqm.

In the case of units, the assumed floor plates include an allowance for internal communal walkways / stairs. The
average size for a townhouse relates to the liveable areas, excluding the garage component to be delivered on the
ground floor.

The guantifiable assessment criteria outlined in Table 3, along with the assumed average sizes by product type have
been utilised to identify the product mix that can be accommodated on each site whilst maximising site cover, as
detailed below:

= Scenario la: 12 units, comprising six two bedroom apartments and six three bedroom apartments;

. Scenario 2a: 15 units, comprising nine two bedroom apartments and six three bedroom apartments;
= Scenario 2b: 20 units, comprising 12 two bedroom apartments and eight three bedroom apartments;
. Scenario 3: 7 three storey townhouses (two storeys of living plus ground floor double garage); and

= Scenario 4: 15 three storey townhouses (two storeys of living plus ground floor double garage).

Table 4 outlines the number of apartments or townhouses that have been assumed for each site, including an

overview of the site cover of the building footprint for each scenario.

Table 4 Number of Apartments or Townhouses by Scenario
Maximum | Actual Site Cover Number of Number of units / townhouses
Allowable for Storeys
< . 2 Bedroom 3 Bedroom 3 Bedroom
Site Cover Development [unit
{sqm) (sqm) developments) Apartments | Apartments | Townhouses
Scenario 1la 409.5 400 3 6 6 - 12
Scenario 2a 506.0 490 3 9 6 - 15
Scenario 2b 506.0 490 4 12 8 - 20
Scenario 3 485.4 390 - - - 7 7
Scenario 4a 983.4 910 - - - 15 15
Scenario 4b 983.4 910 - - - 15 15

Note: Townhouse scenarios assume 65sqm per floor.
Source: CDM Smith Analysis (2020)

Redland City Council requested that two additional scenarios be investigated for the Scenario 1 site that vary the
dwelling mix and only use ground level car parking (no basement), namely:

. Scenario 1b: Three storey development, comprising ground floor car parking and two floors of units, with the
following development mix on each floor:

- 1 x 1 bedroom unit:

— 2 x2 bedroom unit; and
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- 1 x 3 bedroom unit;

= Scenario 1c: Three storey development, comprising ground floor car parking and two floors of units, with the
following development mix on each floor:

—  2x1 bedroom unit; and
— 3 x2 bedroom unit.

The additional Scenario 1c suggested by Redland City Council slightly exceeds the allowable maximum site coverage of
50% by 0.5m?and as such does not satisfy the quantifiable assessment criteria.

Table 5 outlines the number of apartments to be accommodated under Scenario 1b and 1c, including an overview of
the site cover of the building footprint for the additional scenarios requested by Redland City Council.

Table 5 MNumber of Apartments or Townhouses for the Additional Scenarios

Maximum | Actual Site Cover Number of Number of units / townhouses

All bl f St
s £ S 1Bedroom 2 Bedroom 3 Bedroom Tetal

Apartments | Apartments | Apartments

Site Cover Development (unit
(sgm) (sgm) developments)

Scenario 1b 409.5

Scenario 1c 409.5 410 2 4 6 - 10
Source: CDM Smith Analysis (2020)

Infrastructure Charges

Indicative infrastructure charges have been calculated based on the potential number of dwellings on each site,
existing site use and infrastructure charge rates provided by Redland City Council, which are as follows:

= One or two bedroom townhouse or apartment: $20,956 per dwelling;
= Three or more bedroom townhouse or apartment: $29,339 per dwelling; and
. The credit for an existing use: $29,339 per dwelling.

The use of the sites assessed in Scenario 1a, 1b, 1c, 3, 4a and 4b is an existing dwelling, whereas the existing use in
Scenario 2a and 2b is two existing dwellings.

The estimated infrastructure charges for each scenario range between §155,075 (Scenario 1b) and $410,746 (Scenario
4a and 4b), as detailed in Table 6.

Table 6 Infrastructure Charges by Scenario ($)

Number of one or Number of three or Existing Use Credits Total Infrastructure

two bedrooms more bedroom Charges (3)

dwellings dwellings

Scenario 1a 6 6 1 $272,431
Scenario 1b 6 2 1 $155,075
Scenario 1c 10 = 1 $180,221
Scenario 2a 9 5 2 $247,282
Scenario 2b 12 8 2 $368,828
Scenario 3 0 7 1 $176,034
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Number of one or Number of three or Existing Use Credits Total Infrastructure
two bedrooms more bedroom Charges (5)
dwellings dwellings
Scenario 4a 0 15 2 $410,746
Scenario 4b 0 15 2 $410,746

Source: Redland City Council (2020) and CDM Smith Analysis (2020)

Building Construction Costs

Rawlinsons Australian Construction Handbook (2018) details the costs associated with developing multi-dwelling
properties on a per square metre basis. The assessment has assumed that a medium standard finish product would
be delivered under each scenario, with the construction point anticipated to be at the midpoint for a medium
standard finished product. Based on the information provided in Rawlinson’s, with these figures inflated to 2020
dollars and rounded to the nearest $50/sqm, the assessment has assumed the following construction costs per square
metre:

= Scenario 1a: $1,900 per square metre;

- Scenario 1b: $1,900 per square metre;

= Scenario 1c: $1,900 per square metre;

- Scenario 2a: $1,900 per square metre;

= Scenario 2b: $2,400 per square metre;

- Scenario 3: 51,900 per square metre;

u Scenario 4a: 51,900 per square metre; and
. Scenario 4b: $1,900 per square metre.

The additional construction costs with Scenario 2b relate to the provision of lifts in a building with four or more
storeys. The indicative construction cost for each scenario ranges between $1,368,000 (Scenario 1b) and $4,704,000
(Scenario 2b).

Table 7 Unit and Townhouse Construction Costs by Scenario ($)

Sqm of building footprint | Construction Cost ($/sqm) | Total Construction Cost ($)

Scenario 1a 1,200 $1,900 $2,280,000
Scenario 1b 720 $1,900 $1,368,000
Scenario 1c 820 $1,900 $1,558,000
Scenario 2a 1,470 $1,900 $2,793,000
Scenario 2b 1,960 52,400 54,704,000
Scenario 3 910 41,900 $1,729,000
Scenario 4a 1,950 $1,900 I $3,705,000
Scenario 4b 1,950 $1,900 l $3,705,000

Note: Recall the building footprint of a townhouse (excluding garage) is 130sqm (or 65sgm/floor)
Source: CDM Smith Analysis (2020) and Rawlinsons Australian Construction Handbook (2018)
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Landscaping Construction Costs

The quantifiable assessment criteria have identified that 20% of the total site area for both apartment and townhouse
developments should be landscaped.

For the purposes of this assessment, landscaping construction costs have been assumed to be $50 per square metre,
consistent with the guidance provided in the Rawlinsons Australian Construction Handbook.

Table 8 details the total landscaping costs associated with each scenario, based on a 20% site area being landscaped at
a rate of $50 per square metre,

Table 8 Cost of landscaping by scenario ($)

| Landscaped Area (sqm) | Cost of landscaping
Scenario 1a 163.8 $8,190
Scenario 1b 163.8 48,190
Scenario 1c 163.8 $8,190
Scenario 2a 202.4 $10,120
Scenario 2b 202.4 510,120
Scenario 3 161.8 48,090
Scenario 4a 327.8 $16,390
Scenario 4b 327.8 $16,390

Note: Rawlinsons estimates have been adjusted to reflect 2020 dollars.

Source; CDOM Smith Analysis (2020) and Rawlinsons Australian Construction Handbook (2018)

Communal Open Space Construction Costs

The guantifiable assessment criteria identify a need to provide communal open space for the following development
types:

- Apartments: Developments with ten or more apartments; and

= Townhouses: Developments with twenty or more townhouses.

Therefore, this criteria applies only to Scenarios 1a 1c, 2a and 2b (Scenarios 1b, 3, 4a and 4b are of insufficient size to
require communal open space?).

The requirement is to provide a minimum of 100sqm or 15% of the site area in communal open space, with atleast
75sqm or 10% (whichever is greater) to be provided on the ground floor.

Our assessment has assumed that the communal open space for Scenarios 1a, 1c 2a and 2b is provided on the ground
floor and represents another landscaped area, that can be enjoyed by all residents within the complex. The
assessment has assumed that the cost of providing communal open space is consistent with the landscaping costs
incurred (i.e. $50 per square metre).

Table 9 summarises the cost of providing communal open space under Scenarios 1a, 1c, 2a and 2b, based on the

above assumptions.

2 Whilst these scenarios do not offer communal open space, private open space would be provided in these developments as

balconies.
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Table 9 Cost of communal open space by scenario ($)

| Coemmunal Open Space Area [sgqm) Cost of communal open space
Scenario 1a 122.9 $6,143
Scenario 1b - -
Scenario 1c 122.9 $6,143
Scenario 2a 151.8 $7,590
Scenario 2b 151.8 $7,580
Scenario 3 N =
Scenario 4a = =
Scenario 4b - -

Note: Rawlinsons estimates have been adjusted to reflect 2020 dollars.
Source: CDOM Smith Analysis (2020) and Rawlinsons Australian Construction Handbook (2018)

Carparking Construction Costs

The final input to calculating the total construction costs under each scenario, is the cost of constructing the onsite
carparking facilities.

Based on the quantifiable assessment criteria, the number of car parks required under each scenario are:
u Scenario la: 23 car spaces;

- Scenario 1b: 13 car spaces;

u Scenario lc: 14 car spaces;

- Scenario 2a: 28 car spaces;

- Scenario 2b: 36 car spaces

- Scenario 3; 15 car spaces;

u Scenario 4a: 32 car spaces; and

" Scenario 4b: 32 car spaces.

For Scenario 3 and Scenario 4a and 4b, the resident spaces are anticipated to be included in the townhouse footprint,
with the visitor carpark/s to be provided at grade at the front of the complex.

To provide the required car parking under Scenarios 1a, 2a and 2b, provision of underground car parking will be
required. The assessment has assumed that the visitor spaces would be provided at grade, with resident spacesto be
provided underground. Advice from Council has indicated that up to 90% of the site footprint underground can be
utilised for underground parking (total site area less 10% deep planting area). Based on this advice, Scenario 1a and 2a
would require a single level basement carpark, with Scenario 2b requiring a double level basement carpark.

As detailed by Redland City Council, Scenario 1b and Scenario 1c have carparking located on level one of the
developments, with a visitor carpark at grade at the front of the complex. Therefore, it is anticipated that all carparks
required under these development scenarios will be included in the footprint of the building, based on a 30 sqm per
carpark assumption.

An average car park provision of 30sgm per car park has been assumed across all scenarios, to provide sufficient space

for access and manoeuvring.
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The total anticipated number of carparks required by type are summarised in Table 10.

Table 10 Number of Carparks required by Scenario
Visitor Resident Resident Resident Total Car Levels of
spaces | Spaces 1 bed spaces Spaces Spaces Basement
product 2 bed 3 bed Parking
product product Required
Scenario 1a 2 - 9 12 23 1
Scenario 1b 1 2 6 4 13 -
Scenario 1c 1 4 2 0 14 -
Scenario 2a 2 - 14 12 28 1
Scenario 2b 2 - 18 16 36 2
Scenario 3 1 = = 14 15 .
Scenario 4a 2 2 = 30 32 =
Scenario 4b 2 - - 30 32 -

Source: CDM Smith Analysis (2020)

Assessment

To calculate the total construction costs of carparking for each scenario, the following assumptions have been made:

= Scenario la: All carparks to be provided underground, at an estimated cost of $1,600 per square metre;

Scenario 1b: apartment carparks to be provided on level 1 of the development at an estimated cost of $700 per
square metre. Visitor park to be provided at grade, at an estimated cost of 5100 per square metre;

Scenario 1c: apartment carparks to be provided on level 1 of the development at an estimated cost of $700 per
square metre. Visitor park to be provided at grade, at an estimated cost of $100 per square metre;

Scenario 2: All carparks to be provided underground, at an estimated cost of $1,600 per square metre;

Scenario 3: Townhouse carparks to be provided under the townhouse as a 65sgm double garage, at an estimated
cost of $600 per square metre. Visitor park to be provided at grade, at an estimated cost of $100 per square
metre; and

Scenario 4: Townhouse carparks to be provided under the townhouse as a 65sqm garage, at an estimated cost of
$600 per square metre. Visitor park to be provided at grade, at an estimated cost of $100 per square metre.

The total cost of providing the required car parking under each scenario is summarised in Table 11.
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Table 11

Floor Plate for

Fleor Plate for

Estimated Carparking Construction Costs by Scenario ($)

Fleor Plate for

Estimated

Underground/ Townhouse | Visitor Parking Carparking

Undercroft Car | Garages (sqm) | at Grade (sqm) Construction

Parking (sqm) Cost ($)

Scenario 1a 630 < 60 51,014,000
Scenario 1b 360 30 $255,000
Scenario 1c 390 = 30 $276,000
Scenario 2a 780 60 $1,254,000
Scenario 2b 1,020 - 60 $1,638,000
Scenario 3 = 455 30 $276,000
Scenario 4a 975 60 $591,000
Scenario 4b = 975 60 $591,000

Note: Rawlinsons estimates have been adjusted to reflect 2020 dollars.

Source: CDM Smith Analysis (2020) and Rawlinsons Australian Construction Handbook (2018)

Contingency

Assessment

The analysis has assumed a 2.5% contingency on construction costs for each scenario. This assumption yields the

following contingency allowance:

= Scenario la: $89,358;

= Scenario 1b: $40,780;

. Scenario 1c: $46,208;

*  Scenario 2a: 5109,468;

. Scenario 2b: $171,943;

= Scenario 3: $50,327;

= Scenario 4a: $107,810; and

= Scenario 4b: $107,810.

Consultant and Design Fees

The analysis has assumed that the total consultant and design fees will be approximately 2.5% of the total build cost
under each scenario and include allowance for development application costs. This assumption yields the following

cost per scenario:

= Scenario la: $89,358;

= Scenario 1b: $40,780;

. Scenario 1c: $46,208;

*  Scenario 2a: $109,468;

= Scenario 2b: $171,943;

= Scenario 3: $50,327;
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= Scenario 4a: $107,810; and

. Scenario 4b: $107,810.

Sales Price of Units and Townhouses

Market research into recent sales of newly developed unit and townhouses across suburbs relevant to the subject
sites was conducted in order to obtain an indicative sales price for new unit and townhouse product. For the purposes
of this assessment, waterfront properties have been excluded as they do not represent a comparable sales price for
the developments assessed under each scenario. The product types and assumed suburbs for each of the scenarios
are as follows:

= Scenario la — Alexandra Hills: two and three bedroom apartments;

= Scenario 1b — Alexandra Hills: one, two and three bedroom apartments;
= Scenario 1c — Alexandra Hills: one and two bedroom apartments;

= Scenario 2a — Wellington Point: two and three bedroom apartments;

= Scenario 2b — Wellington Point: two and three bedroom apartments;

= Seenario 3 — Victoria Point: three bedroom townhouses;

= Scenario 4a — Cleveland: three bedroom townhouses; and

. Scenario 4b — Cleveland: three bedroom townhouses.

Within Alexandra Hills, there were few comparable sales identified, including no sales of new one bedroom
apartments. Attached dwelling sales in Alexandra Hills were typically for townhouse product, as opposed to unit
developments. However, new apartment sales were identified within the unit complex at 15-21 Saint Anthony Drive.
PriceFinder data indicates that on average, each apartment sold for approximately $340,000 in 2015 and 2016. The
product offered at this site was of a lower standard than the build quality proposed at the subject site, with car
parking simply an allocated outdoor car space with a shade structure on top, as opposed to underground parking.

Based on this information, the analysis has assumed that two bedroom units at the subject site would likely attract a
price premium given the relative build quality. The assessment has assumed an average sales price of $330,000 for
one bedroom units, $370,000 for two bedroom units and $400,000 for three bedroom units at the subject site. A
review of modern unit developments within Victoria Point suggested a sales price of $430,000 for two bedroom units
and $470,000 for three bedroom units was potentially achievable at the site under investigation.

Modern townhouse developments within Cleveland appeared to achieve a slight price premium relative to modern
townhouse developments in Victoria Point. For the purposes of this assessment, a sales price of $530,000 per
townhouse in Victoria Point and $550,000 per townhouse in Cleveland has been assumed.

Scenario 4b involves the development of freehold townhouses in Cleveland. An assessment of townhouse
developments throughout Brisbane indicates a typical premium on freehold townhouses in the order of 5% of the
total sale price, relative to strata titled townhouses. Therefore, under Scenario 4b the indicative sales price is
estimated at approximately $577,500 for a freehold townhouse in Cleveland.

Table 12 outlines the assumed sales price for each product type across the scenarios.
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Table 12 Indicative Sales Price by Product Type under Each Scenario
‘ One bedroom Two bedroom Three bedroom Three bedroom
apartment apartment Apartment Townhouse
Scenario 1a = $370,000 $400,000 =
Scenario 1b $330,000 $370,000 $400,000
Scenario 1c $330,000 $370,000 $400,000
Scenario 2a = $430,000 $470,000 =
Scenario 2b - $430,000 $470,000 =
Scenario 3 - - - $530,000
Scenario 4a = = = $550,000
Scenario 4b = = = $577,500

Source: Pricefinder (2020)

The assessment has assumed that 60% of each development is pre-sold in the year of construction, with the remaining
40% of product to be sold in the subsequent year (i.e. once the development is completed).

Selling Costs

Selling costs consist of the marketing required to sell the dwellings under each scenario and the commission on these
sales. Total selling costs have been assumed to represent 7.5% of the total sales value. Based on this assumption,
selling costs over the life of the project have been estimated to be:

= Scenario la: $346,500;

= Scenario 1b: $220,500;

= Scenario 1c: $265,500;

= Scenario 2a: $569,250;

= Scenario 2b: $669,000;

= Scenario 3: $119,250;

= Scenario 4a: $288,750 and
= Scenario 4b: $303,188.

The assessment has assumed that selling costs are incurred in the year of unit / townhouse sales.

Financing Costs

In determining indicative financing costs for a prospective developer, the analysis has made the following
assumptions:

. Loan to value ratio (LVR) of 70%;

= Interest rate of 7.5%3; and

? Currently, the base lending rate is approximately 4%, with the premium on commercial loans typically in the order of 2.5% to
3.5%. Based on this assumption, the appropriate interest rate is approximately 6.5% to 7.5%. Our assessment has conservatively
assumed the appropriate rate for financing is 7.5%.
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Repayment term of two years, with monthly payment terms.

Scenario la: Total financing cost of $257,472;

Scenario 1b: Total financing cost of $145,242;

Scenario 1c: Total financing cost of $161,936;

Scenario 2a: Total financing cost of $325,628;

Scenario 2b: Total financing cost of $472,949;

Scenario 3: Total financing cost of $171,755;

Scenario 4a: Total financing cost of $368,127; and

Scenario 4b: Total financing cost of $369,859.

Table 13 details the indicative financing costs associated with each scenario over the life of the project.

Assessment

Table 13 Total Financing Cost Associated with each Development Scenario (3)

Financing Costs Scenario Scenario ‘ Scenario Scenario Scenario Scenario 3 Scenario Scenario

1a 1b ic 2a 2b 4a 4b
LVR T0% 70% 70% T0% 70% 70% 0% T0%
Amount not borrowed $1,379,481 $778,175 $867,618 | $1,744,651 | $2,533,965 $920,228 | $1,972,349 | 51,981,630
Amount borrowed $3,218,790 | $1,815,741 | 52,024,443 | $4,070,852 | $5,912,585 | $2,147,199 | $4,602,147 | $4,623,303
Interest Rate 7.50% 7.50% 7.50% 7.50% 7.50% 7.50% 7.50% 7.50%
Term (months) 24 24 24 24 24 24 24 24
Repayment $144,844 $81,708 591,099 $183,187 $266,064 596,623 $207,095 $208,069
Total Paid $3,476,261 | $1,960,982 | 52,186,378 | $4,396,481 | $6,385,534 | $2,318,954 | $4,970,274 | $4,993,662
Interest to be paid $257,472 $145,242 $161,936 $325,628 $472,949 $171,755 $368,127 $369,859

Source: COM Smith Analysis (2020)

Cost Benefit Streams

The cost benefit streams for each scenario are outlined in Tables 14 to 21.
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Table 14 Cost Benefit Schedule —Scenario 1a
Year 0 | Yearl

Costs ($m)
Land Acquisition Costs

Purchase of existing land use $450,450

Transfer duty payable 514,191
Demolition of Existing Land Use 540,950
Infrastructure Charges $272,431
Construction Costs

Building construction 52,280,000

Car parking construction $1,014,000

Landscaping $8,190

Communal Open Space $6,143

Contingency 582,708
Consultant and Design fees 582,708
Selling Costs $207,900 $138,600
Financing Costs $154,483 $102,989
Subtotal 54,614,154 $241,589
Benefits ($m)
Property Sales $2,772,000 51,848,000
Subtotal $2,772,000 $1,848,000
Net Benefit Stream -51,842,154 51,606,411

Source: CDOM Smith Analysis (2020)
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Assessment
Table 15 Cost Benefit Schedule —Scenario 1b
Year 0 | Yearl

Costs ($m)
Land Acquisition Costs

Purchase of existing land use $450,450

Transfer duty payable 514,191
Demolition of Existing Land Use 540,950
Infrastructure Charges $155,075
Construction Costs

Building construction 51,368,000

Car parking construction $255,000

Landscaping $8,190

Communal Open Space S0

Contingency 540,780
Consultant and Design fees 540,780
Selling Costs $132,300 $88,200
Financing Costs $87,145 458,097
Subtotal $2,592,860 $146,297
Benefits ($m)
Property Sales $1,764,000 $1,176,000
Subtotal $1,764,000 $1,176,000
Net Benefit Stream -5828,860 51,029,703

Source: CDOM Smith Analysis (2020)
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Assessment
Table 16 Cost Benefit Schedule —Scenario 1c
| Year 0 | Yearl

Costs ($m)
Land Acquisition Costs

Purchase of existing land use $450,450

Transfer duty payable 514,191
Demolition of Existing Land Use 540,950
Infrastructure Charges $180,221
Construction Costs

Building construction 51,558,000

Car parking construction $276,000

Landscaping $8,190

Communal Open Space $6,143

Contingency 546,208
Consultant and Design fees 546,208
Selling Costs $159,300 $106,200
Financing Costs 597,161 $64,774
Subtotal $2,883,022 $170,974
Benefits (5m)
Property Sales $2,124,000 51,416,000
Subtotal $2,124,000 $1,416,000
Net Benefit Stream -$759,022 51,245,026

Source: COM Smith Analysis (2020)
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Assessment
Table 17 Cost Benefit Schedule —Scenario 2a

Costs (Sm) | Year 0 | Yearl
Costs ($m)
Land Acquisition Costs

Purchase of existing land use $657,800

Transfer duty payable 522,626
Demolition of Existing Land Use 550,600
Infrastructure Charges $247,282
Construction Costs

Building construction 52,793,000

Car parking construction $1,254,000

Landscaping $10,120

Communal Open Space $7,590

Contingency $101,618
Consultant and Design fees $101,618
Selling Costs $341,550 $227,700
Financing Costs $195,377 $130,251
Subtotal $5,783,181 $357,951
Benefits (5m)
Property Sales 44,554,000 53,036,000
Subtotal $4,554,000 $3,036,000
Net Benefit Stream -$1,229,181 52,678,049

Source: CDM Smith Analysis (2020)
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Assessment
Table 18 Cost Benefit Schedule —Scenario 2b
| Year 0 | Yearl

Costs ($m)
Land Acquisition Costs

Purchase of existing land use $657,800

Transfer duty payable 522,626
Demolition of Existing Land Use 550,600
Infrastructure Charges $368,828
Construction Costs

Building construction 54,704,000

Car parking construction $1,638,000

Landscaping $10,120

Communal Open Space $7,590

Contingency $158,993
Consultant and Design fees $158,993
Selling Costs $401,400 $267,600
Financing Costs $283,769 $189,180
Subtotal $8,462,719 $456,780
Benefits (5m)
Property Sales 45,352,000 53,568,000
Subtotal 5,352,000 $3,568,000
Net Benefit Stream -$3,110,719 $3,111,220

Source: CDM Smith Analysis (2020)
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Assessment
Table 19 Cost Benefit Schedule —Scenario 3
| Year 0 | Yearl

Costs ($m)
Land Acquisition Costs

Purchase of existing land use £444 950

Transfer duty payable $13,998
Demolition of Existing Land Use 540,450
Infrastructure Charges $176,034
Construction Costs

Building construction 51,729,000

Car parking construction $276,000

Landscaping $8,090

Communal Open Space S0

Contingency $50,327
Consultant and Design fees $50,327
Selling Costs $166,950 $111,300
Financing Costs $103,053 $68,702
Subtotal $3,059,180 $180,002
Benefits (5m)
Property Sales $2,226,000 51,484,000
Subtotal $2,226,000 $1,484,000
Net Benefit Stream -$833,180 51,303,998

Source: CDM Smith Analysis (2020)
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Assessment
Table 20 Cost Benefit Schedule —Scenario 4a
| Year 0 | Yearl

Costs ($m)
Land Acquisition Costs

Purchase of existing land use $901,450

Transfer duty payable $33,590
Demolition of Existing Land Use 581,950
Infrastructure Charges $410,746
Construction Costs

Building construction $3,705,000

Car parking construction $591,000

Landscaping $16,390

Communal Open Space S0

Contingency $107,810
Consultant and Design fees $107,810
Selling Costs $371,250 $247,500
Financing Costs $220,876 $147,251
Subtotal $6,547,872 $394,751
Benefits (5m)
Property Sales 44,950,000 53,300,000
Subtotal $4,950,000 $3,300,000
Net Benefit Stream -$1,597,872 $2,905,249

Source: CDM Smith Analysis (2020)
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Assessment
Table 21 Cost Benefit Schedule —Scenario 4b
| Year 0 | Yearl

Costs ($m)
Land Acquisition Costs

Purchase of existing land use $901,450

Transfer duty payable $33,590
Demolition of Existing Land Use 581,950
Infrastructure Charges $410,746
Construction Costs

Building construction $3,705,000

Car parking construction $591,000

Landscaping $16,390

Communal Open Space S0

Contingency $107,810
Consultant and Design fees $107,810
Selling Costs $389,813 $259,875
Financing Costs $221,915 $147,944
Subtotal $6,567,474 $407,819
Benefits (5m)
Property Sales 45,197,500 53,465,000
Subtotal 85,197,500 $3,465,000
Net Benefit Stream -$1,369,974 $3,057,181

Source: CDM Smith Analysis (2020)

Results

To assess the indicative feasibility of the base case scenario based on the above assumptions, three measures were
calculated, these being:

. Internal Rate of Return: The internal rate of return is often described as the average annual return on
investment;

= Simple Development Margin: The simple development margin represents the ratio between total undiscounted
project benefits and total project costs less total project costs, expressed as a percentage. A positive simple
development margin indicates that the total project benefits exceed the total project costs; and

= Simple Development Profit: The simple development profit is calculated by subtracting the estimated total costs
of the project from the estimated total benefits of the project. A positive simple development profit indicates
that the proposed development results in a net financial gain for the developer.
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Table 22 provides a summary of the internal rate of return, simple development margin and simple development
profit for each scenario. This table also highlights that Scenarios 1b and 1c, Scenarios 2a and 2b, Scenario 3 and
Scenarios 4a and 4b provide a positive return to a developer.

Table 22 Summary of Cost Benefit Analysis Results by Scenario

‘ Internal Rate of | Simple Development | Simple Development

Return Margin Profit
Scenario 1a -12.8% -1.9% -5235,743
Scenario 1b 24.2% 7.3% $200,843
Scenario 1c 64.0% 15.9% $486,004
Scenario 2a 117.9% 23.6% $1,448,368
Scenario 2b 0.0% 0.0% $502
Scenario 3 56.5% 14.5% $470,818
Scenario 4a 81.8% 18.8% $1,307,377
Scenario 4b 123.2% 24.2% $1,687,208

Source: CDM Smith Analysis (2020)

Conclusions

The analysis contained in this memorandum has considered a potential mix of residential product that can be
accommodated on each site whilst meeting the quantifiable assessment criteria in addition to the two scenarios
(Scenario 1b and Scenario 1c) as suggested by Redland City Council. The assessment identified that a residential
developer would consider Scenario 2a and Scenario 4b, as these examples provide a simple development margin of at
least 20%. Developers typically need to achieve a simple development margin of at least 20% to obtain development
finance from a financier.

A 16 -20% margin is considered the “sweet spot” between providing a safety netin case of abrupt changes in the
market and providing a decent profit to a developer. The developer can gain a higher profit margin if the property
market rises during the development period. Conversely, if the market retracts, this margin provides a good safety
buffer.

In the current market, banks require a minimum 18%- 20% minimum return on costs, with an 18% margin often the
minimum return a bank would expect when offering commercial finance to a developer. Therefore, use of the 20%
simple development margin in the feasibility analysis has been applied as it represents the margin at which developers
would successfully obtain commercial finance.

Under Scenario 1a, the analysis indicates that the cost to deliver unit product on this site would exceed the revenue
obtained from the sale of residential product. However, the variation of this development presented in Scenario 1b
and Scenario 1c demonstrates that a smaller scale development, with parking on the ground level and two floors of
apartments, could yield a positive benefit on a lot of less than 1,000 square metres. It also shows the difference
dwelling mix can make on the feasibility of apartment developments with the simple development margin for 1b at
7.3% and 1c at 16% with the difference between the two scenarios only being the dwelling mix.

Scenario la, Scenario 1b, Scenario 1c, Scenario 2b, Scenario 3 and Scenario 4a, provide a simple development profit to
the developer but the margin is insufficient to be able to obtain development finance (as the simple development
margin is below 20%).
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This would suggest that redevelopment within the medium density residential zone for three storey apartments could
be challenging to deliver in suburbs like Alexandra Hills where the sale price of apartments is lower than other suburbs
under the quantifiable assessment criteria identified in Table 3 of this document.
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INTRODUCTION

About this Project

The Redland City Plan 2018 (City Plan) commenced in
October 2018 and included changes to the assessment
criteria and provisions for multiple dwelling development
in the Medium Density Residential Zone (MDRZ)
compared to the superseded Redlands Planning Scheme
(RPS).

The MDRZ is a critical element of the City Plan to achieve
the strategic planning objectives for Redland City. With
the MDRZ including 402 6 hectares of land across 2,624
lots and the majority currently not developed for multiple
dwellings, it provides significant opportunities to deliver
housing to support population growth, introduce greater
diversity of housing mix and choice, and locate housing in
proximity to public transport and centres to create
walkable neighbourhoods for people to live, work and
play.

Integral to realising the strategic planning objectives for
Redland City Council LGA is ensuring the MDRZ Code
and related parts of the City Plan is appropnately drafted
to enable a high-quality medium density built form
outcome consistent with Redland City's character, and
with community views and expectations. The MDRZ
Code sets out spedific built form parameters to guide
townhouses and apariment development (multiple
dwellings).

Redland City Council's Strategic Planning team has
recently undertaken a review of the MDRZ Code to
assess the effectiveness of the code in achieving the
intent of the zone, since its implementation in 2018 and
with the commencement of the City Plan. The review has
identified there a number of opportunities to improve the
operation and multiple dwelling development outcomes
delivered by the MDRZ code, which broadly includes:

+ Better coordinating the MDR code outcomes;

+ Refining existing assessment criteria to be more
comprehensive in the outcomes sought, including new
assessment criteria to better manage desired multiple
dwelling outcomes and respond to the higher
proportion of smaller lot sizes in the zone (700m? or
less); and

* Integrating the non-statutory Multiple Dwelling Design
Guide within the MDRZ Code.

Urbis understands that the MDRZ Code is to be amended
based on the recommendations of the review through a
Major Amendment to the City Plan.

The intent of this investigation is to review and test the
draft MDRZ Code to provide recommendations for
consideration in preparing the Major Amendment to the
City Plan_

Prepared by Urbis for Redland City Council
19/08/2020

This is to ensure that the changes to the assessment
criteria are achievable and coordinated for multiple
dwelling developments within the MDRZ.

The current scope of work involves six core phases of
activity around two key deliverables, with ‘pause points’
built in fo engage with the Strategic Planning team and to
test ideas before proceeding to subsequent stages. The
process and deliverables are described in the diagram
that follows.

Figure 1: Approach and Scope of Work

01 Inception meeting
with Redland City
I Council
02

Review of relevant
background material

« Review of proposed
MDRZ Code

*
SCENARID TESTING

Preparation of five

scenarios 1o test the

provisions of the
draft MDRZ Code

*  Pause point

+ Preparation of up to 6
diagrams fo
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Code
Pause point |]5 )

* Review of draft
MDRZ Code
Provision of
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+ Final report including
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code review, scenario
testing and diagrams
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Overview of Key Documents MDRZ Code Review Scope
Redland City Council ('Council’) has prepared various The scope of Redland City Council’s review of the MDRZ
background research and planning documents used to Code included four key components.

guide the MDRZ Code review. The diagram below

(Figure 2) provides a summary of the key outcomes of

the background research and planning documents that SPATIAL ANALYSIS
informed Council’s decision to proceed with drafting the

Major Amendment Package to the City Plan for multiple

dwelings: REVIEW OF APPROVED DEVELOPMENT

Medium Density Residential Zone in Redland City APPLICATIONS IN THE MDRZ
Redland City Council envisions MDRZ to offer medium

density living of predominantly 2 to 3 storey townhouses REVIEW OF PERFORMANCE AND
and apartment buildings in close proximity to centres and ACCEPTABLE OUTCOMES
public transport to support the city's future population and
dwelling growth and improve housing diversity. Dual REVIEW OF MDRZ CODES IN OTHER LGAS
occupancies and dwelling houses are also supportedin INSOUTH-EASTOLD

the zone.

Figure 2: Key Redland City Council Documents

BACKGROUND REPORTS

MEDIUM DENSITY RESIDENTIAL ZONE
CODE (REDLAND CITY PLAN, VERSION 4)

DRAFT MEDIUM DENSITY RESIDENTIAL
ZONE CODE

MULTIPLE DWELLING DESIGN GUIDE
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Key Findings

SPATIAL ANALYSIS

The spatial analysis revealed that there are opportunities for significant further development of multiple dwellings in
the zone for the following reasons:

*  The MDRZ has a total area of 402 6ha across 2,624 lots. Approximately 17% of these lots are currently improved
by a multiple dwelling development. The remaining lots consists of detached dwelling house typologies.

«  Approximately 95% of existing development in the MDRZ consists of a maximum building height of three storeys
and 13 metres. Greater height are limited to specific precincts, which make up 5% of the zone.

+  The MDRZ is currently characterised by a limited extent of existing multiple dwelling development and relatively
small lot size within the zone, with 59% of the lots being 800m? or less and 49% being 700m? or below.

= MDR lots are generally well located with respect to centres and/or public transport with the majority of lots (90%)
being located within 400m of a centre or high frequency public transport (rail station or bus stop on high frequency
public transport route).

REVIEW OF APPROVED DEVELOPMENT APPLICATIONS IN THE MDRZ

Since the commencement of the City Plan on 8 October 2018, five (5) multiple dwelling applications have been
assessed and approved under the MDR zone code. These approved multiple dwellings under the current City Plan
provided for the development of apartments between 2 to 3 storeys in height and on lots between 800m?2to 1,200m2.
These five applications formed part of the second phase of Council's MDRZ Code review.

The review highlighted that a majority of the applications did not provide dwelling diversity as they were limited to one
bedroom or two bedroom dwellings. Most applications also had a reduced side setback than the acceptable outcome,
indicating that there is potential for Council to strengthen the performance outcome for side setbacks. Council's
review identified that the approved applications did not effectively incorporate Multiple Dwelling Design Guide
elements and the current MDRZ zone contained limited architectural elements and controls aimed at reducing
building bulk and visual impact of servicing areas (such as bins).

REVIEW OF PERFORMANCE AND ACCEPTABLE OUTCOMES

Council's review of the operation of the performance and acceptable cutcomes of the MDRZ Code identified that
there are issues with the coordination of outcomes and comprehensiveness of performance and acceptable
outcomes.

Key limitations included:

« Difficulties in reducing the visual impact of built form (as sought in the purpose of the code), as acceptable
outcome for site cover is relatively high at 75%.

« Difficulties in achieving the acceptable outcomes for setbacks due to the high site cover provision (75% of total
site area).

« Lack of clarity of preferred location of private open space, creating undesirable outcomes of private open space
being located on the street frontage and screened with a solid wallffence for privacy.

« Lack of clarity or guidance for communal open space design.

+ Limited consideration of variation of front setback requirements based on proposed building height. The front
setback does not vary for building height and is the same for a single storey and six storey multiple dwelling.

Prepared by Urbis for Redland City Council Page 6
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REVIEW OF MDRZ CODES IN OTHER LGAS IN SOUTH-EAST QLD

The comparative review of MDRZ Codes in other local planning schemes within South-East Queensland region
(Brnisbane City Council, Logan City Council, Moreton Bay Regional Council and City of Gold Coast) provided
benchmarks for Redland City Council to improve their code.

Key approaches and assessment criteria to improve the MDRZ Code of the City Plan included:

Prepared by Urbis for Redland City Council

Wariation of performance and acceptable outcomes based on housing type and building height.
Comprehensive performance outcomes for lot size, site area/frontage and site cover outcomes

Adoption of a lower threshold for communal open space.

Incorporation of performance and acceptable outcomes for housing diversity.

Discouraging inefficient use of MDRZ land for detached dwelling houses through category of assessment and
overlay provisions.

Consideration of car parking location, screening and setback requirements.

Adoption of Waste Planning Scheme Policies and reference within the MDRZ code to provide guidance on
refuse storage locations and bin sizes.

Adoption of building depth and articulation performance and acceptable outcomes to manage building bulk and
visual amenity impacts , and support better natural ventilation.

Incorporating high-guality illustrations to demonstrate building envelope, building massing and design outcomes
sought by the MDRZ code.

19/08/2020
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INITIAL
RECOMMENDATIONS

Based on the outcomes of the MDRZ Code review, six
recommendations have been endorsed by Council,
which are summarised in Figure 3 below.

Figure 3: Summary of Key Recommendations

o IMPROVE COORDINATION BETWEEN MDRZ CODE ASSESSMENT CRITERIA

Ensure alignment between overall outcomes and performance outcomes and assessment criteria
(performance outcomes and acceptable outcomes) for built form, open space and amenity elements work
collectively to deliver high quality multiple dwelling outcomes.

REFINE PERFORMANCE AND ACCEPTABLE OUTCOMES OF THE MDRZ CODE

Key focus areas for improvement include revising and ensuring alignment of performance and acceptable
outcomes for site cover, building setbacks, communal open space, private open space, deep planting,
roof design, car parking and refuse storage design.

CONSIDER INTRODUCING NEW MDRZ CODE ASSESSMENT CRITERIA

MNew assessment criteria to be developed to encourage opportunities for housing variety and mix, facilitate
freehold tithng of existing or approved townhouse housing; better manage building depth and respond to
site-specific characteristics and character.

° INCORPORATE THE MULTIPLE DWELLING DESIGN GUIDE (MDDG) INTO THE CITY PLAN

This recommendation involves integrating design elements of the MDDG into the MDRZ Code where

practical through refinement of performance outcomes; converting the MDDG into a planning scheme
policy that is referenced in the acceptable outcomes where relevant; and introducing new assessment
criteria to allow building design to respond to site and character of the neighbourhood.

INTRODUCE NEW ADMINISTRATIVE DEFINITIONS INTO THE CITY PLAN FOR TOWNHOUSE AND
APARTMENT

The townhouse and apartment definitions are currently included in the standard Muliiple Dwelling use
definition that is set by the Planning Regulation 2017 and not specific to the development intent for MDRZ
in Redland City

MAKE SIMILAR AMENDMENT S TO THE LOW-MEDIUM DENSITY RESIDENTIAL (LMDR) ZONE CODE WHERE
NEEDED

The proposed amendments to the MDRZ Code as outlined in Recommendations 1 to 5 should be
considered and adopted to the Low-Medium Density Zone (LMDRZ) code where appropriate to ensure
the two codes align and achieve consistent outcome for multiple dwelling development across Redland
City.

Prepared by Urbis for Redland City Council
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DEVELOPMENT PARAMETERS
FOR REVIEW

The following table summarises the development
parameters in the draft MDRZ code that was reviewed and
adopted in the scenario testing process.

Table 1: Summary of Draft MDRZ Development Parameters

Development

Parameters

Requirements

Maximum site
cover

Maximum building
height

Building height
transition

Minimum site area
and frontage

Minimum setbacks

60% for townhouse
50% for an apartment with a building height of 3 storeys or less
45% otherwise

3 storeys and 13m where not in a MDRZ precinct;
Where an apartment is 2 storeys in height: 11m; or
The storey and height specified in a MDRZ precinct.

Within 10m of common boundary: maximum building height of 13m

Within 20m of common boundary: maximum building height of 6m greater than the
intended building height on adjoining site

Building height of 3 storeys or less

Minimum site area of 800m? and minimum frontage width of 15m

Building height of 4 storeys or greater

Minimum site area of 1,000m2 and minimum frontage width of 25m

Front

Townhouse: 3m to building wall and 5.5m to garage

Apartment with a building height of 3 storeys or less: 4m to balcony, eaves, awning
and the like and 6m to building wall

Apartment with a building height of 4 storeys or more: 6m to balcony, eaves, awning
and the like and 8m to building wall

Side:

Townhouse:

- abuilt to boundary wall does not exceed 4.5m in height and 9m in length along any
one boundary

- 1.5m for building wall up to 4. 5m in height

- 2m for building wall up to 7.5m high

- 2.5m plus 0.5m for every 3m or part thereof by which the building exceeds 7.5m

Apartment with a building height of 3 storeys or less: 3m

Apartment with a building height of 4 storeys or more: 4m

Rear:

Townhouse: 3m

Apartment with a building height of 2 storeys or less: 4. 5m to balcony and 6m to
building wall

Apartment with a building height of 3 storeys or less: 6m to building wall
Apartment with a building height of 4 storeys or more: 8m to balcony and building wall
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DEVELOPMENT PARAMETERS
FOR REVIEW

Table 1 (continued): Summary of Draft MDRZ Development Parameters

Development Requirements

Parameters

Maximum wall +  30m with a change in building line every 15m of plus or minus 1 5m for a length not
length less than 5m.

+ A minimum of 6m to be provided for full building separation

* Note: the maximum wall length provision applies only to apartments.

Communal open Apartment with 10 more dwellings:
Space = Minimum of 15% of site area of 100m? (whichever is greater)
*  Minimum dimension of 5m
Townhouse with 20 or more dwellings:
+  Minimum of 5% of site area of 50m2 (whichever is greater
+  Minimum dimension of 5m

* Note - Communal open space for apartment can be provided on rooftop or podiums.
Minimum communal open space areas do not include deep planting.

Location and Design Reguirements:

+ Centrally located to be readily accessible for residents via pedestrian pathways

« Co-located with deep planting areas, where practicable

+ Oriented to north where practical

+ Clearly separated from any private open space and deep planting areas of the site
+  Provides a minimum of 15% of landscaping

+  Minimum of 15% landscaping, with a minimum width of 1.5m where adjoining a
neighbouring property

+  Minimum of 15% area is shaded by trees.

Landscaped areas +  Minimum of 20% of total site area
+  Minimum 1.5m landscaped area along side boundaries
+  Minimum of 2m landscaped areas along road frontages

Deep planting +  Minimum 10% of site, with a minimum dimension of 4m and completely open to the
sky.

«  Exclusively landscaping and does not contain driveways, manoeuvring or hardstand
areas, pedestrian paths, surface structure and infrastructure (e.g. water tanks or
utilities) or sub-surface structures or infrastructure (e g basement car parking and
water supply or wastewater infrastructure).

* Mote: the minimum 10% deep planting area requirement is part of the 20% landscaping
requirement for the site.
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DEVELOPMENT PARAMETERS
FOR REVIEW

Table 1 (continued): Summary of Draft MDRZ Development Parameters

Development Requirements

Parameters

Private open space Ground floor dwellings:
+  Minimum area: 16m?2, if a dwelling in a residential care facility or 25m? otherwise
«  25m2for all other dwellings
*  Minimum dimension of 4m and clear of any air conditioning unit or drying space

Above ground floor dwellings:
*  Minimum area:
- 10m2, if a dwelling in a residential care facility
— 10m?2 for a 1 bedroom unit
- 16m? for a 2 or more bedroom unit
+  Minimum dimension of 3m and clear of any air conditioning unit or drying space

Location and design requirements:

+  For townhouses with frontage to a street, private open space is to be located at the
rear or side of a townhouse, behind the front building line and outside of front

boundary setback.
Apartment = Apartment involving 5 or more dwellings: 40% of dwellings have a different number of
diversity bedrooms than other dwellings

+  Townhouse involving 5 or more dwellings: 20% of dwellings have a different number of
bedrooms than other dwellings.

Basement design * Located outside of deep planting areas

Car parking + 1 visitor space per 10 units (tandem parking is not acceptable); plus
+ 1 space per 1 bedroom unit;
+ 1.5 spaces per unit with 2 bedrooms or more; or
+ 2 spaces per 3 bedroom unit.

* Note: It is assumed that the scenarios meet the locational requirements for the lower
parking rate on the basis that the spatial analysis found that 90% of MDRZ lots are within
400m of a centre or high frequency public transport.
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SCENARIO TESTING
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SCENARIOS

Five development scenarios within MDRZ have been
nominated by the Strategic Planning team for testing. The
identified scenarios are outlined in Figure 4.

The results of the scenario testing are illustrated overleaf.
Each scenario identifies the relevant acceptable
outcomes that were tested and includes an assessment
on which acceptable outcomes were easily or difficult to
comply with.

Figure 4: Scenarios Used for Testing

For Scenario A, an alternative lot size was adopted to the
MDRZ minimum lot size 800m? for apartments to test
whether the minimum lot size could be set lower.

For Scenario B, alternative development parameters
were adopted for site cover and minimum front and rear
setbacks than what was specified in the draft MDRZ
code It was agreed with Redland City Council that a 50%
site cover, 4m front setback and 6m rear setback be
applied for testing of Scenario B

3 storey
townhouse
on 1,200m?

lot

Prepared by Urbis for Redland City Council
19/08/2020

Page 13

Item 19.3- Attachment 3

This document is classified CONFIDENTIAL and as such is subject to

local government employees and councillor advisors of the Local Government Act 2009

Page 240

s.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by



CONFIDENTIAL GENERAL MEETING AGENDA

4 NOVEMBER 2020

DEVELOPABLE AREA

r=
|

Lot boundary

Indicative developable area
Indicative balcony/eaves/awning
Indicative driveway

Indicative pedestrian entrance

LANDSCAPING

O
-
Z)

Indicative Private Open Space
Indicative Communal Open Space
Indicative landscaped area

Indicative deep planting

1:400 (@ A4

I O T

URBIS

AXONOMETRIC:
TYPICAL DEVELOPABLE
AREA

Note: Car parking
provided at
ground level only.

SITE PLAN: TYPICAL DEVELOPABLE AREA

< 17.5m LOT FRONTAGE >

Bm rear sethack

Min. 10% deeg planting
(approx. 70m? required;
81m? provided)

Min. 20% landscaped area
(approx. 140m? required;
244m’provided)

Articulate wall for max.
16mlength

40mLOT DEPTH

1.5m min landscape buffer

3m side setback

6m front setback to wall

4m front setback ta balcony/
eavesfawning: deep planting

25m? POS min. dimension 5m,
POS partly under balcony above,
creating patio area; allows for
planting along front setback.

STREET

REDLANDS MULTIPLE DWELLING CODE REVIEW
SCENARIO A: 3 STOREY APARTMENT ON 700M? LOT
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Achieving
0 Not achieved

SUMMARY OF REQUIRED PARAMETERS (SCENARIO A): STATUS NOTES
Max. 50% for less than 3 storeys [ ®  Complies with AO
Allowable - B 47% provided to comply with articulation
Site Cover: requirements
Max. 3 storeys (13 metres) : = Complies with AO:
Building 4 " indicative building height 10m {excl. roof
Height: e ¢ !
Max. Wall 30m with a change in building Line every 15m of plus or minus ®  Complies with AO: building articulationis
Length: 1.5m for a length not less than 5m. provided midway along the side boundaries.
® | ocation of this may interfere with carparking.
apartment entry, core and vertical circulation.
Setbacks: Front: 4m to balcony, eaves, awning and the like and 6m to = Complies with AO
building wall
Side: 3m ®  Complies with AO
Rear: 6m to balcony and building wall & = Camplies with AC
Communal Min. of 15% of site area or 100m? (whichever is greater); N/A = N/A

Open Spade: Min. 5m wide for developments with more than 10 apartments or

20 townhouses

Landscaped ® Min, 20% of total site area
Areas: ® Includes Deep Planting: Min. 10% of total site area; min. 4m
wide
®  Min. 1.5m landscaped area along side boundary
®  Min. 2m landscaped areas along road frontages

= Complies with AQ

Private Open ® Ground floor dwellings: Min. 16m?, if a dwelling in a residential
Space: care facility or 25m? otherwise ; min. 4m wide
®  Above ground floor dwellings: Min. 10m? for 1 bedroom unit;
16m? for two or more bedroom unit: min, 3m wide

= Complies with AO
= Typically confined to rear or sides within
building recess due to parking requirements

Apartment Apartment involving 5 or more dwellings: 40% of dwellings have a Q
Diversity: different number of bedrooms than other dwellings

®  Does not comply with AO due to priaritising
the overall yield, as well as size limitations
(lot width) on each floorplate. A more detailed
concept design may change this outcome.

" 30%@2bed: 70% @ 1bed

= Refer 'High-Level Indicative Yield' row for
assumptions

Carparking: ® 1 space per 1 bedroom unit
® 1.5 spaces per 2 or more bedroom unit
® ] visitor space per 10 units

®  Complies with AO; Required car parking
provision differs based on bedroom mix

®  At-grade parking limits opportunities for POS
and ground level apartment configuration
to street frontage, as well as building core
(vertical circulation) requirements.

High-Level Apartments: N/A
Indicative Approx. 7 apts total @ ave. 90m?/apt + POS
Yield [Assumes 330m? floor plate @ 80% efficiency;

Assumes overall mix: 5x 1 bed apt (@ approx. 70sgm), 2x 2 bed apt
(@ approx. 90sgm}]
Includes:
-~ 1x1bed apt @ ground (+ 25m? POS per ground floor apt)
- 3apts/lvl @ lvls 2-3 (+ 16m? POS per apt)
Carparking:
8 spaces required (8 apt spaces; 0 visitor)
(Assumes 35m? per carparking space as at-grade only)
8 carparking spaces provided at-grade including aisle clearance as

required by AS 2890 and pedestrian entry as required by AS 1428.1
(approx.300m?).

®  Yield and car parking provision will differ based
on bedroom mix

" Includes 20% allowance for circulation,
services, refuse & storage

Note: Scenario testing does not consider building separation
requirements as the site has been considered in isolation.
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/“\\
& Achieving AXONOMETRIC: y
€3 Notachieved TYPICAL /
DEVELOPABLE

AREA

Note: Car parking provided on the
ground level and one basement
level. This should be reviewed as
part of the feasibility testing.

SITE PLAN: TYPICAL DEVELOPABLE AREA

< 25m LOT FRONTAGE
VAN
- Bm rear setback
Min. 10% deepplanting
(@pprox. 100m? required;
109m? provided)
15% Communal Open
Space (approx. 150m?
required; 104m? provided)
4m side setback
DEVELOPABLE AREA F3
r= Lot boundary E Articulate wall for
| o | .C_! max, 15m length
Indicative developable area 9
== = ‘
o : ] = L5mmin landscape
[ | Indicative balcony/eaves/awning - buffer
Indicative driveway
oy . .. Min. 20% landscaped
Indicative pedestrian entrance area (approx. 200m?
req.; 214m?provided)
LANDSCAPING
[:l Indicative Private Open Space
E Indicative Communal Open Space 6m front setback to wall
Indicative landscaped area 4m front setback to
3 balcony/eaves/awning
- Indicative deep planting o AR,
1:400 (@ A4
N CON— —(— SAE
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SUMMARY OF REQUIRED PARAMETERS (SCENARIO B):

STATUS

NOTES

Max. Allowable
Site Cover:

50% for more than 3 storeys

Complies with AD;

47% provided to comply with articulation
requirements

Max. Building

4 storeys (16m)

Complies with AQ: indicative building height

Height: 13m (excl. roof)
Max. Wall 30m with a change in building line every 15m of plus or minus @) ®  Building articulation is provided midway
Length: 1.5m for a length not less than 5m. . along the side boundaries,
®  Achange in building line is provided at the
front and rear to manage buitding bulk, as it
exceeds 15m.
®  There are opportunities to provide two
buildings on site through a 6m wide
building break, but may have implications
onyield, communal open space and
landscaping outcomes.
®  Must provide articulation of horizontal and
vertical profiles along street frontage
Setbacks: Front: 4m to balcony, eaves, awning and the like and 6m to [ /] ®  Compties with AO
building wall -
Side: 4m ®  Complies with AO
Rear: Bm to balcony and building wall (/) ®  Complies with AD
Communal Min. of 15% of site area or 100m? (whichever is greater); 0 = 10% COS achieved
Open Space: Min. 5m wide for developments with more than 10 apartments ®  15% of total site area for Communal
or 20 townhouses Open Space is difficult to achieve without
reducing developable area, affecting yield
acquisition. To maximise development area,
assumes provision of communal open space
on the reoftop.
Landscaped ®  Min. 20% of total site area ®  Complies with AQ
Areas: ® Includes Deep Planting: Min. 10% of total site area; min. 4m ® 10% Deep Planting in addition to 15%
wide Communal Open Space difficult to achieve
®  Min. L5m landscaped area along side boundary Wf'fmﬁl_lt 'CC:lfliC!”Q dEV:?tljﬂpab‘? area iﬂd
= M - o : affecting efficient yield acquisition. 4m
Min. 2m landscaped areas along road frontages wiide Deep Planting can be practically
achieved within the front setback to
maximise tree planting opportunity(vs. side
setback where growth is constrained)
Private Open ®  Ground floor dwellings: Min. 16m?, if a dwelling in a ®  Complies with AO
Space: residential care facility or 25m? otherwise ; min. 4m wide
®=  Above ground floor dwellings: Min. LOm? for 1 bedroom unit;
16m? for two or more bedroom unit; min. 3m wide
Apartment Apartment involving 5 or more dwellings: 40% of dwellings have ®  Complies with AOQ (57% @ 1-bed; 43% @
Diversity: a different number of bedrooms than other dwellings 2-bed)
Carparking: ® ] space per 1 bedroom unit ®  Basement parking is outside of deep
® 1.5 space per 2 or more bedroom unit planting areas
® 1 visitor space per 10 units ®=  NOTE: itis assumed that the scenarios
meet the locational requirements for the
lower parking rate on the basis that the
spatial analysis found that 90% of MDRZ
lots are within 400m of a centre or high
frequency public transport.
High-Level Apartments: N/A ®  Yield and car parking provision will differ
Indicative Yield Approx. 14 apts total @ ave. 90m?/apt + POS based on bedroom mix

[Assumes 467m? floor plate @ 80% efficiency;
Assumes overall mix: 8x 1 bed apt (@ approx. 70sqm), 6x 2 bed
apt (@ approx. 90sgm)]
Includes:
- 2x1bed apt @ ground (+ 25m? POS per ground floor apt)
- 4apts/lvl @ vls 2-4 (+ 16m? POS per apt) [2x @ 1 bed; 2x
@ 2 bed per level]
Carparking:
19 spaces required (17 apt spaces; 2 visitor)
(Assumes 42m? per carparking space as basement parking)
19 carparking spaces provided:
-~ 14 basement spaces provided {assumes basement @
60% of site area; B00M?);
-~ Sspaces provided at-grade (approx. 69% of building
footprint; 324m?)

Includes 20% allowance for circulation,
services, refuse & storage

Note: Scenario testing does not consider building separation
requirements as the site has been considered in isolation,
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AXONOMETRIC:
TYPICAL
DEVELOPABLE
AREA

SITE PLAN: TYPICAL DEVELOPABLE AREA

( 17.5m LOT FRONTAGE

Min. 10%deeg planting
(approx. 70m? required;
70m? provided)
2m side setback to
upper level; 1.5m side
setback to lower level
DEVELOPABLE AREA E
Lot boundary a f
5 | MAX.60% ALLOWABLE
Indicative developable area = : SITE COVER
E I (APPROX. 420M?
Indicative balcony/eaves/awning «* | DEVELOPABLE AREA)
Indicative drivewa A Min. 20% landscaped
RNy % area (approx. 140m?
Icati : A required; 124m?
Indicative garage location ( ‘s::rt:zAL : provided)
Indicative pedestrian entrance COVER
27%)
LANDSCAPING - 1.5m landscape buffer
El Indicative Private Open Space
Indicative landscaped area
\/ 3m front setback to wall
- Indicative deep planting
1:400 @ A4 STREET

1 N CE— T — S
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Achieving
@ Not achieved

SUMMARY OF REQUIRED PARAMETERS (SCENARIOC): STATUS NOTES
Max. 60% for a Townhouse = Complies with AQ
Allowable = 97%site cover achieved toincorporate
Site Cover: driveway access, deep planting and POS
| requirementss
Max. 2 stareys | " Complies with AD
Building
Height:
Setbacks: Front: 3m to building wall and 5.5m to garage = Complies with AQ
Side: 1 Sm for building wall up to4.5m high; " Complies with AQ
2m for building wall upta 7.5m high ®  Built to boundary for garage configuration
Built to boundary wall, not exceeding 4.5m in height and 9m in less practical - due to turning circle aisle
length along any one boundary exstension requirernents.
Rear: 3m (Scenario is based on 4m rear setback due to deep ®  Complies with AQ
planting requirerments) 8 Ascumes a4 metre rear setback to achieve
deep planting requirements — despite the
minimum requirement being 3 metres.
Communal N/A (less than 20 townhouse dwellings) N/A = NA
Open Space:
Landscaped ® Min 20% of total site area (] ®  Deep Planting complies with AQ
Areas: = ncludes Deep Planting: Min. 10% of total site area; min, 4m ®  Total landscaped area does not comply with
wide AD
B Min. L5m landscaped ares along side boundary = POS and driveway access requirements limit
" Min. 2m landscaped areas along road frontages availability of landscaped area
" Assumes a4m rear setback to achieve deep
planting requirements - despite the minimum
requirement being 3m,
PrivateOpen ® Ground floor dwellings; Min. 16n7*, if adwellingin a = Complies with AQ
Space: residential care facility or 25m?® otherwise ; min. 4m wide ® | _geated within side boundaries behind front
building line of each townhouse
Apartment N/A (less than 5 townhouse dwellings) N/A . NA
Diversity: |
Carparking: ™ 1spaceper 1bedroom unit [ na = NOTE: it is assumed that the scenarios
® 1.5 space per 2 bedroom unit meet the loeational requirernents for the
1 3 spaces per 3 bedroom unit lower parking rate on the basis that the
® 1 visitor space per 10 units spatial analysis found that 80% of MDRZ
lots are within 400m of a centre or high
frequency public transport.
Hig_h-Lgvel Townhouses: N/A " Yield and car p_arking provision will differ based
'ﬂg:zahve Total approx: 3x two-storey townhouses on bedroom mix
L]

Approx. 3x 1-bed, two-storey townhouses @ min. 90m?/

townhouse (incl. single garage) + 25m?P0OS

(Assumes min. 55m* ground floor plate; 1-bed townhause)
B Approx. 1x 2-bed, two-storey townhouses @ min. 140m?/

townhouse (incl, double garage) + 25m*POS
(Assumes min. BOm* ground floor plate; 2-bed townhouse)

Carparking:

5 spaces required (1 spaces per 1-bed townhouse; 1.5 spaces per
2-bed townhouse; 0 visitor]
5 carparking spaces provided:

—~  Ixdouble garage for 1x 2-bed townhouse

~ lxsingle garage per 3x 1-bed townhouses

= For practicality, parking spaces have been
rounded up per townhouse

Wote: Scenario testing does not consider building separation requirements as the site has
been considered in isclation.
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DEVELOPABLE AREA i 2
™7 et boundary 4
L_J = MAX. 60% ALLOWABLE SITE COVER ‘
Indicative developable area & (APPROX. 720M? AP
e a DEVELOPABLE AREA) i
J H HH\ Indicative balcony/eaves/awning 5 o : ‘:j
LU 9 T
Indicative driveway § g b
5 Indicative garage location (ACTUAL
SITE
Indicative pedestrian entrance COVER
M— 41%) ¥
LANDSCAPING K
[:l Indicative Private Open Space
Indicative landscaped area
- Indicative deep planting N,
1:400 @ A4

AXONOMETRIC:
TYPICAL
DEVELOPABLE
AREA

SITE PLAN: TYPICAL DEVELOPABLE AREA

30m LOT FRONTAGE

STREET
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SCENARIO D: 2 STOREY TOWNHOUSE ON 1,200M? LOT

Min: 10% deep Panting
(approx. 120m? required;
120m? provided)

2m side setback to
upper level; 1.5m side
setback tolower level

Min. 20% landscaped
area (approx. 240m?
required;
266m?provided)

1.5m landscape buffer

3m front setback to wall
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Achieving

SUMMARY OF REQUIRED PARAMETERS (SCENARIO D): STATUS NOTES
Max. 603% for a Townhouse = Complies with AQ
Allowable = 41% site cover achieved to incorporate
Site Cover: A ,p
driveway access and POS requirements
Max. 2storeys ®  Complies with AO
Building
Height:
Setbacks: Front: 3m to building wall and 5.5m to garage ®  Complies with AD
Side: 2m for building wall upto 7.5m high ®  Complies with AQ
Rear: 3m = Complies with AD
& Deep planting requires 4mmin. width, making
3mrear setback difficult to achieve
Communal n/a (less than 20 townhouse dwellings} N/A = N/A
Open Space:
Landscaped ® Min. 20% of total site area = [Deep Planting complies with AO
rress: = Includes Deep Planting: Min. 10% of total site area; min. " Total landscaped area complies with AO
4m wide ®  Assumes 3 4m rear setback to achieve deep
% " planting requirements — despite the minimum
® Min 1.5m landscaped area along side boundary requirement being 3m.
= Min 2m landscaped areas along road frontages
Private Open ® Ground floor dwellings: Min. 16m?,if a dwelling in a ) ®=  Complies with AO
Space: residential care facility or 25m? otherwise ; min. 4m wide
Apartment Townhouse involving 5 or more dwellings: 20% of dwellings have = Complies with AD
Diversity: a different number of bedrooms than other dwellings = 80% @ 3-bed: 20% @ 2-bed
Carparking: ® 1space per 1bedroom unit é = Complies with AO
® 1.5spaces per 2 or mare bedroom unit ®  Required car parking provision will differ
= 1visitor space per 10 units based on bedroom mix
= NOTE:itis assumed that the scenarios
meet the locational requirements for the
lower parking rate on the basis that the
spatial analysis found that 90% of MDRZ
lots are within 400m of a centre or high
frequency public transport.
High-Level Townhouses: N/A = Yield and car parking provision will differ
Indicative Total 5 h based on bedroom mix
Yield .ota approx: 5x two-storey townhouses

Approx. 4x 3-bed, two-storey townhouses @ min. 170m?/

townhouse (incl. double garage) + 25m? POS
[Assumes min. 85m? floor plate; 3-bed townhouse)

®  Approx. 1x 2-bed, two-storey townhouses @ min. 140m%/
townhouse (incl. double garage) + 25m? POS
(Assumes min. 70m? floor plate; 2-bed townhouse)
Carparking:
10 spaces required (2 spaces per townhouse; O visitor)
10 carparking spaces provided:
— 1xdouble garage per townhouse

Note: Scenario testing does not consider building separation requirements as the site has
been considered in isolation.

URBIS

For practicality, parking spaces have been
rounded up per townhouse
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AXONOMETRIC:
TYPICAL A
DEVELOPABLE

AREA

SITE PLAN: TYPICAL DEVELOPABLE AREA

30m LOT FRONTAGE >
Min. 10% deepiplanting
(approx. 120m? required;
193m? provided)
L' 2m side setback to
B upper level; 1.5m side
i setback to lower level
<3
N
X
DEVELOPABLE AREA 3
£ §
Lol Lot boundary I Il
- Indicative developable area E Sl
’ y a e
‘ | Indicative balcony/eaves/awnin = o Min. 20% landscaped
‘I I l I I I I! ¥/ / 9 ] 14 A'L‘lf(:(wins*l;s * area (approx. 240m?
; I3 W ) required;
Indicative driveway 5 i SITE COVER ! b
e 0 (APPROX. g =~ / 277m? provided)
- Indicative garage location o 720M* . 1.5m Landscape buffer
. DEVELOPABLE
D Indicative pedestrian entrance [
LANDSCAPING )
D Indicative Private Open Space a -
] Indicative landscaped area
e Required 3m front
- Indicative deep planting setback to wall, but 4m
given for deep planting
1:400 @ A4
1 N R AIREET

URBIS REDLANDS MULTIPLE DWELLING CODE REVIEW
SCENARIO E: 3 STOREY TOWNHOUSE ON 1,200M2 LOT
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SUMMARY OF REQUIRED FARAMETERS (SCENARIO E):

Achieving

STATUS NOTES

Max. B0% for a Townhouse = Complies with AD
Mlowgble ®  41% site cover achieved to incor
Site Cover: porate
driveway access and POS reguirements
Max. 3 storeys = Complies with AD
Building
Height:
Setbacks: Front: 3m tao building wall and 5.5m to garage = Complies with AD
& Deep planting requires 4m min. width, making
3m rear setback difficult to achieve
Side: 2m for building wall up to 7.5m high ®  Complies with AD
Rear: 3m = Complies with AD
®  Deep planting requires 4m min. width, making
3m front setback difficult to achieve
Communal n/a (less than 20 townhouse dwellings) /A . N/A
Open Space:
Landscaped ® Min. 20% of total site area = Deep Planting complies with AD
Areas: ® |ncludes Deep Planting: Min. 10% of total site area; min. = Total landscaped area complies with AD
Arm wide
= Min1.5m landscaped area along sicle boundary
®  Min 2?m landscaped areas along road frontages
PrivateOpen ® Ground floor dwellings: Min. 16m?,if a dwelling in a = Complies with AD
Space: residential care facility or 25m? otherwise ; min. 4m wide
Apartment Townhouse involving 5 or mare dwellings: 20% of dwellings have = Complies with AD
Diversity: a different number of bedrooms than other dwellings ®  50% @ 3-bed; 50% @ 2-bad
Carparking: ¥ 1space per 1 bedroom unit = Complies with AD
® 1 5spaces per 2 or more bedroom unit ®  Required car parking provision will differ
= 7 yisitor space per 10 units based on bedroom mix
" Nowisitor space provided
®  NOTE:it is assumed that the scenarios
meet the locational requirements for the
lower parking rate on the basis that the
spatial analysis found that 80% of MDRZ
lots are within 400m of a centre or high
frequency public transport.
High-Level  Townhouses: NJA ®  Yield and car parking provision will differ
Indicative T tal x th towhh based on bedroom mix
Yield otal approx: 8x three-storey townhouses

Approx. 4x 3-bed, three-storey townhouses @ min, 170m?/

townhouse {incl. double garage) + 25m?* POS

[Assurnes min. 59m? ground floor plate; 3-bed townhouse)
= Approx. 4x 1-bed, three-storey townhauses @ min. 110m?/

townhouse (incl, single garage) + 25m* POS

(Assumes min. 38m* ground floor plate; 1-bed townhouse)

Carparking:
12 spaces required (1 spaces per 1-bed townhouse;
2 spaces per 3-bed townhouse; 0 visitar)
12 carparking spaces provided:
- 4xdouble garage per 3-bed townhouse
—  4xsinole garage per 2-bed townhouse

= For practicality, parking spaces have been
rounded up per townhouse

® Parking requirements (i.e. double garage for
2 or mare bedroom) limit amount of 2-bed
and 3-bed townhouses provided.

=  Similar yield could be provided with a two-
storey max. building height

Mate: Scenario testing does not consider building separation requirerments as the site has
been considered in isclation.

URBIS

REDLANDS MULTIPLE DWELLING CODE REVIEW

SCENARIO E: ASSESSMENT
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SUMMARY OF
SCENARIO TESTING

A summary of the outcomes of the scenario testing is For this reason, it is essential to undertake testing of the
discussed below. acceptable outcomes to ensure it fully achieves the
associated performance outcomes, and be capable of
delivering a high-quality medium density built form
consistent with Redland City's character, and with
community views and expectations.

Only the acceptable outcomes were tested in the
scenarios, with the exception of performance outcome
P08 relating to street/public space activation (where no
acceptable outcome was prescribed). A development
may seek an alternative outcome to the acceptable
outcome, provided the performance outcome is met.

SCENARIO A: SCENARIO B:

3 STOREY APARTMENT 4 STOREY APARTMENT
ON700M? LOT ON1,000M2LOT

Prepared by Urbis for Redland City Council

19/08/2020
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SUMMARY OF
SCENARIO TESTING

SCENARIO C: SCENARIO D:

2 STOREY TOWNHOUSE 2 STOREY TOWNHOUSE
ON700M? LOT ON1,200M?LOT

SCENARIO E: 3 STOREY TOWNHOUSE ON 1,200M? LOT

Scenario E delivers 8 x three storey townhouses « Scenario E allows delivery of & x three-storey townhouse

{average 140m? GFA including a mix of single and products — 4 x 3 bedroom products with double garages
double garages). and 4 x 1 bedroom products with single garages. All 8

) . : townhouses comprises 25m? private open spaces.
Scenario E involves a site cover less than the maximum
requirement, due to driveway and POS requirements. - Residential yield and car parking provision will differ based

: . on bedroom mix. This scenario assumes the locational
This scenario assumes a 4 metre rear setback to achieve requirements for lower parking rate is met.

deep planting requirements — despite the minimum
requirement being 3 metres.

Prepared by Urbis for Redland City Council Pe
16 020
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MEDIUM DENSITY
RESIDENTIAL ZONE
CODE DIAGRAMS
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BUILD ING
HEIGHT

TYPICAL ENVELOPE FOR
MAXIMUM DEVELOPABLE AREA

NTS @ Ab

URBIS REDLANDS MULTIPLE DWELLING CODE REVIEW
MAXIMUM DEVELOPABLE AREA

Item 19.3- Attachment 3 Page 254
This document is classified CONFIDENTIAL and as such is subject to
s.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees and councillor advisors of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA

4 NOVEMBER 2020

URBIS

PERFORMANCE OUTCOMES

Cieveloprment provickes Tar interaction with the streetand
publicspacas by

(L providing chwsllings ar habitzble rooms st ground evel
for apartments; and

{2y ensuring ground level dwellings have direct and safe
padastrian access to the strestor public space where
nossible

Buildings are designed fo;

{1y cantribute togn attractive strestscape and intended
character of the local area;

{2} be orientatad to the straat,

{3]Incorporate balcanies that address street frantages
and public spaces,

{47 provide modulation and articulation in the building
fagade horizontal and verticsl profilas;

(5] provide projections and recesses in the facade
which reflect changes of internal functions of buildings,
Including sireulation,

(B)include variation in building matarials, cantrasting
colours, textures and finishes that emphasises
architectural features;

{Tlusesirmilar praportioned raof forms, doors, windows
and halconies to compliment the local character;
{8)breakup the appearance of large buildings thraugh
raof form, articulation, projectians and recesses that
reflect the existing streatscepe scale; and

(4] articulate building entrances and openings

Dieveloprment ensures that;
{1} cornar sites addrecs hoth street frantages; and

12} key carners are given prominence by changes In
articulation, materials ar colour and raof expression.

Development for services and related structures:
{1yareaccezsible far maintenance;

{2y are integrated toblend inta the overall development
desigr; and

(3l aredesigned and orientated to not wisually dorminate
the street frontage

A rrizin pedestrizn entrance iz provided for an spariment
that connacts the street with the apartrnent building
that:

{1}isseparated from the vehicle entry

{2y provides safe and conveniant acoess to the building for
pedastrians;

{3lincludes an entry traatrent that pravides, waiting
space off the footpath, lighting, mailbaxes, building
sighage and numbering

P025

Cesign elemeants promote a subtrapieal and climate
respons ive design character through:

(Llthe na= af deep baleanies decks antd szves,

(2} orientating hahitable room windows, private opan
space (baloonies and terraces) ta the north whers
fpassible;

3} rmaximising dwellings with 8 northern aspect,
{4} maximising dual orientation of habitable rooms to
pravide for natural cross ventilation;

rzlintenration of buildings with landscape and deep
planting areas ta cregte a pleasant micro-climate;

V8] scrzening habitable rooms Trom the western sun using
bullding and landscape elermants.

Orivzways are

(1) designad to Integrate inta the averall bullding dasign
g define the public and private spacs

2} Incorporate high quallty pavement materials, texiures
and colours o contribute toan attractive and interesting
streetscaps;

15y located on secondary/rear frontages where svallable,
far an apartment; and

{4) visually shortan the lenoth of drivewsay that can
be seen fram the street by placement of buildings,
stagpered rozd alipnment, planting and landscape
traatments and varied materials.

Develaprnent provides front fences or walls along street
frontages or publics paces that create an attractive
slreatscapa by

{1} Incarporating & mixture of building materials that
complament the design of buildings

127 provida for visual Interest and soften the visual impact
whera signifizant In Length

(3) highlight entrance to the property

Development 15 designen 1o create an atiractive
streetscape and discourage crime and anti-social
behaviour by

1) maximising cpportunities for casual survaillance aof
the streat, publie places, communslopen space (where
provided] pedestrizn and cycle paths, including the
primary pedestrian entrance (whera provided) and car
parking aress,

{2} ensuring spaces are well Lit;

{3y minimising potential concealment and entrapment
opportunities;

(4] providing direct movemants with clear unobscured
sight lines; and

(5] fences and walls along 2 streat frontage or public
space usa visually permeable materials and treatments

REDLANDS MULTIPLE DWELLING CODE REVIEW
STREETSCAPE FOR A 3-STOREY APARTMENT
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PERFORMANCE OUTCOMES

PO04

URBIS

Devaloprment invalving an apartment with 10 ar mare
chwellings or a townhousa with 20 or morz dwellings
provides cammiunal opan space that!

{1}1s readily scressible, usable and safe;

(2] provides flexible spaces and recraation facilities
suitable fara range of activities;

(3}is landscaped to pravide shade creating & pleasant
rmizro-clirnate and for visual relief ta saften the impact of
building and hardstand areas;

(4] provides opportunity for causal sodial interaction;

(5] is designed and located 1o reduce Impacts on the
ameanity af resigants of the development and neighbouring
properties,

{6) 15 co-located but separate from deep planting areas;
and

(7] reduce impervious areas toimprove sormwatar
filtration

Dieveloprment is designed to create an attractive
streetscape and discourage crime and anti-sacial
bahaviour by
1) masimising opportunities for czsual surveillance of
the street, public places, communal open space (where
prowided | pedestrizn and cyole pathe, including the prirmary
pedestrian entrance twhere provided) and car parking
oreas,

2lansuring spaces are wall Lit;

A} minimiging potentizl concaalment and antrapmant
ocpportunities;
4] providing direct movements with clear unabscured
sight Lines, and
(5] ferces and walls along a street frontage or public space
L2 yisually permeabls materials and trestiments

)

027

Privacy between dwelling units an the site and adjaining
sit2s iz achieved by effective building design and the
lacation of windows and autdoor open spaces to prevant
owerlaaking rto habitable rmoms or private oper space
areas or through the use of screening devices. Where
sCraening cevices ara usad, they are intagrated with the
building design

Cavelopmant provides side and rear fencing that protects
the privacy snd ameanity of adjoining properties

Ceep planting areas are pravided that!

(1] are located o re@in ar establish significant trees o
soften the built farm

(2] are co-located with cornmunal open space, straet trees
or teep planting sreas on adinining properties

(3] are accessible o provide informal recreation spaces for
residents

wadare of sufficlent size and dimsnson to suppart the
retentian arestablishment af significant trees that at
rmaturity compliment the scale and height of the bullt farm
(5] are open to the sky with aceess to light and ralnfall

(6] ara maintained exclusively for landscaping, with no
underground development or infrastructure

{7 reciuee urban heat island effects by irpraving the
ricro-climate

(8] provide water quality and quantity benafits from the
natural filtration of rainfall inta the ground

TYPICAL SIGHT LINES
AT BOUNDARY

PRIVACY SECTIONS

SIDE SETBACK

1:200 @ A4
L k[l Jo Jio]
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MEDIUM DENSITY
RESIDENTIAL ZONE
CODE CRITIQUE
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MEDIUM DENSITY RESIDENTIAL
ZONE CODE CRITIQUE

In collaboration with Council, Urbis has undertaken a
review of the current draft of the proposed Medium
Density Residential Zone Code and provided specific
comments and suggestions in track changes.

The copy of our comments and suggestions is induded at
Appendix A and focuses on:

The approach to the overall outcomes to ensure
consistency in drafting;

Suggestions regarding market uncertainty that will
potentially be created through requirements for
apartment diversity;

Approach to site cover and setbacks, including
requirements for articulation;

Approach to the location of habitable rooms in ground
floor dwellings;

Legibility and safety implications for pedestrians in
conjunction with ground level car parking;

Clarity around communal open space, deep planting
and landscaped areas;

Consideration of implementing a single approach fo
building height — either in metres or storeys, not both.

This critique has informed the recommendations to
Council.
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RECOMMENDATIONS
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SUMMARY OF
RECOMMENDATIONS

Overall recommendations for the proposed amendments to the
Medium Density Residential Zone Code include:

+ 01 Site Cover — The scenario testing has demonstrated
different site cover outcomes.

— Scenario B (4 storey apartments on 1,000m? lot size)
provided a maximum site cover within the building
envelope.

— Scenario A (3 storey apartments on 700m? ot size) did
not meet the maximum site cover, providing slightly
less at 47%. Consideration should be given to reducing
the setbacks for sites less than 800m?2 or maintaining a
minimum 800m2 minimum lot size.

— Scenario C, D and E delivered significantly less site
cover than identified in the acceptable outcome (60%
for townhouses) due to other design parameters,
including driveway access, deep planting and private
open space.

02 Building Height — The building height in metres
requirement should be reviewed — further market certainty
is achieved with either storeys or metres. This is
particularly relevant where greater floor to ceiling height is
required for ground floor parking to enable on site
servicing. It is recommended that metres be adopted as an
acceptable outcome and a revised height in metres
provided for 2, 3, 4, 5 and & storey buildings that accounts
for at-grade parking.

+ 03 Setbacks — In Scenario C, D and E (2 storey
townhouses on 700m? and 1200m? lot sizes), the rear
setback was increased from 3 metres to 4 metres to meet
the minimum dimension for deep planting areas.
Consideration should be given to the minimum dimension
for deep planting areas for smaller/consirained townhouse
sites.

04 Communal Open Space — The requirement for a
minimum dimension of 5m (width) limits the ability for
communal open space to be provided on larger sites with
higher yield. If achieving a 5m COS is a key priority for the
city, consideration could be given to reducing achievable
apartment yield by reviewing certain requirements —i.e.
increasing setbacks and reducing site cover, POS and
deep planting requirements.

+ 05 Landscaped Areas — Requirements for private open
space and driveways limit the ability for Scenario C
(townhouses with 700m? lot size) to deliver the 20%
landscaped area acceptable outcome. Consideration could
be given to limiting driveway extent, implementing an
acceptable outcome requirement that requires
impervious/landscaped areas as part of driveways fo
soften the extent of development Other considerations
could include implementing acceptable outcomes specific
for small lot sizes involving smaller setbacks, and lesser
extent of deep planting and POS.

06 Streetscape Requirements — Through the
development of the townhouse scenarios, the option to
provide two or three separate driveways in the one site

was considered, as this is supported by the MDRZ Code.
This approach was however not selected as it would
deliver a low quality design outcome for the streetscape
and broader setting of any townhouse development sites.
In line with the recommendations for point 10, limitations
on the number of driveways in an acceptable outcome
should be considered to avoid sites with multiple
driveways. This is also influenced by the requirements for
private open space, for example if Scenario D located the
private open space at the front of the dwellings, there
would be an immediate reduction in the number of
driveways/vehicle access points required. Ultimately this
would result in an improved streetscape outcome.

07 Private Open Space — The opportunity to provide
private open space within the front setback, thereby
addressing the street frontage and contributing positively to
the broader amenity of the area, should be considered.
The location of private open space should also consider
site specific circumstances including solar aspect, building
orientation and other technical matters e.g. air quality,
acoustic amenity. It is acknowledged that the intent of
locating private open space fo the rearside boundaries is
to address potential issues of reduced passive surveillance
of the street from ad-hoc additions to street frontage (such
as fencing). However, this requirement results in other
unintended and unacceptable impacts on other design
elements (as described above).

08 Apartment Diversity = Dictating requirements for a
specific dwelling mix of either apartments or townhouses
will lead to significant debate for Council. Ultimately the
market can only support the uptake of certain residential
products (i.e. 1, 2 or 3 bed dwellings) depending on
broader economic influences and supply/demand. There
are several options that Council could consider
implementing a performance outcome that seeks
apartments to provide a diversity of housing or require a
flexible number of intemal spaces/bedrooms that could be
reconfigured over time. This could be encouraged through
the Multiple Dwelling Design Guide. It is also noted that the
requirements for apariment diversity also impact on
feasibility, as well as influence requirements for parking. If
parking is provided at grade, it also has the potential to
limit the provision of landscaping, deep planting and
privatefcommunal amenity spaces.

09 Driveways — The current draft code does not limit the
number of driveways for each individual site. Consideration
should be given to including an AO (AO23) to address this.
This is a common approach in other LGAs. A notable
example is provided within the Residential Uses Code (i.e.
E8&.11o E8.3 of Table 9.3.2.3) of the Moreton Bay Regional
Council Planning Scheme.

10 Screening and landscaping — Screening and
landscaping requirements for at grade car parking should
be reviewed to provide clearer guidance. This is
particularly relevant where at-grade car parking is located
facing a frontage or boundary.
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APPENDIX A -
CRITIQUE OF MEDIUM
DENSITY
RESIDENTIAL ZONE
CODE
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1.1.1 Medium density residential zone code
1.1.1.1 Application
This code applies to development:
(1) within the medium density residential zene as identified on the zening maps centained within
Schedule 2 (mapping); and
(2) identified as requiring assessment against the medium density residential zone code by the
tables of assessment in Part 5 (tables of assessment).
When using this code, reference should be made to section 5.3.2 and, where applicable, section
533, inPart5.
1.1.1.2 Purpose
(1)  The purpose of the medium density residential zone code is to provide for medium density
living in areas that are close to public transport or centres, and characterised by a mix of
dwelling types including dwelling houses on a range of lot sizes, dual occupancies and multiple
dwellings.
(2)  [The purpose of the code will be achieved through the following overall outcomes] __ -~ | Commented [JC1}: Option to 2dd in 2n overall outcomes that

(a)  the medium density residential zone consists predominantly of townhouses and

deals with Gr parking provision. For example:

apartments. Short term accommodation, retirement and residential care facilities may Development provides parking which is infegrated info the site

also be established; and bulding and does not negafively impacton the site ar
(b) |housing provides a range of dwellngsizes{ adjaining sites or the quality and amenity of the streefscape.
(c)  nen-residential uses which provide a community service function or a local service such " 7 | Commented [JC2]: Is i worth specifying that individual

as a café, may be established where they are small scale, primarily serve the needs of ?’"’:""“_“’"’u’:‘.‘f“' R S S e S

the immediate locality, do not significantly detract from residential amenity, do not il s o

compromise the role of any centre and are provided as part of a mixed use development
with residential, retirernent or tourist accommodation;

(d)  lotsizes for townheuses or apartiments are not reduced below 800m?, unless the
resultant lots are consistent with the density and character of the surrounding established
neighbourhood or where a townhouse development has been designed to facilitate
freehold fitling;

(e} Home-based businesses are undertaken where they do not detract from the residential
amenity of the area;

(i |development is generally two to three storeys in height, unless otherwise intended in a

particular precinct;

_ | Commented [JC3]: How daes this sit against the 4 storey provisl'cn]

(g} buildings are set back from property boundaries to maintain a consistent streetscape for apartments!
character, and protect the privacy and amenity of adjoining residences; 5 =
(h)  development achieves a well-desianed  architecturally interesting built formthrougha ~__ —{  Deleted:n )
mix of articulation of building elements, roof forms, screening. textures, materials and
colours;
| (i) development incorporates architectural styles and elements that reduces the visual
impact of the built form;
) |elements of the development visible from the street and public spaces makes a positive
confribution to the streetscape and characterofthelocality; ___ —~| Commented [JCA]: Question whether this overall outcome should
(k)  development is consistent with the existing or future scale, character and streetscape of require the development as 2 whale 10 contribute positively to the
the locality and strenathens site features. such as views_heritage or significant frees ‘",‘;:’:_"";:":‘"‘L““:;d":“ “’”m i “”‘:';,“,'“““"
() [sites are of a sufficient size to accommodate welldesigned multiple dweling | fiie S M SiRe A
development and all required design elements (e.g. articulation of building elements, 7T Deleted: J

landscaping, deep planting and open space)]

_ — | Commented [JCS}: Option for this ta sit «nnomlummem'J

(m) development retains or establishes significant trees in deep planting areas and avolds 2 it relates ta the lat sizes for multiple dweling developments

alteration to natural drainage lines; and

(n)  development creates a safe, comfortable and convenient pedestrian environment within
and external to the site, and facilitates a high level of accessibility and permeability for
pedesirians and cyclists.
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(3)  The purpose of the zone will also be achieved through the following additional overall outcomes
for particular medium density residential precincts:

(a)  Precinct MDR1: parkland living, Capalaba:

(i} buildings are orientated towards Capalaba Regicnal Park and encourage
surveillance, access and views towards the park;

(i) building height reinforces the role and vibrancy of Capalaba as a principal centre;

(i)  paths and landscape elements connect to the east-west pedestrian spine through
Capalaba principal centre through to Capalaba Regional Park; and

(iv) development reinforces a low speed traffic environment within the precinct and
extensive on-street car parking.
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Figure 1.1.1.2.1—Precinct MDR1: parkland living, Capalaba
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(b)  Precinct MDR2: Mount Cotton Road, Capalaba:
(i)  building height provides a transition in height between the principal centre and the
surrounding residential environment, to minimise potential impacts of
overshadowing and loss of privacy on adjoining sites.
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Figure 1.1.1.2.2—Precinct MDR2: Mount Cotton Road, Capalaba
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(c)  Precinct MDR3: Shore Street East, Cleveland:

(i)  a slightly higher built form creates a focal point between Cleveland principal centre
and Toondah Harbour; and
(i)  new development consolidates underutilised sites.

T
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Figure 1.1.1.2.3—Precinct MDR3: Shore Street East, Cleveland
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(d)  Precinct MDR4: Cleveland:

(i)  development assists in providing connections between Cleveland principal centre
and the surrounding area;

(i)  building height reinforces the role and vibrancy of Cleveland as a principal centre
and the connection between the centre and Toondah Harbour; and

(i) new development consolidates underutilised sites.
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Figure 1.1.1.2.4—Precinct MDR4: Cleveland
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(e)  Precinct MDR5: Esplanade, Redland Bay:

(i)  development provides for a slightly higher built form which optimises the amenity
provided by the bay-side location.
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Figure 1.1.1.2.5—Precinct MDR5: Esplanade, Redland Bay
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(ff  Precinct MDR6: South East Thornlands:

(i)  urban development provides for a mix of affordable housing types;

(i)  transport networks are coordinated and interconnected to ensure a high level of
accessibility for pedestrians, cyclists, public transport and private vehicles; and

(iii)  interim development does not compromise or constrain the potential for well
designed future urban communities.
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Figure 1.1.1.2.6—Precinct MDR6: South East Thornlands

(g) Precinct MDR7: Eprapah Creek, South East Thornlands:
(i)  urban development provides for a mix of affordable housing types;
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(i)  development along Eprapah Creek provides for a slightly higher built form which
optimises the amenity provided by the creek-side open space;

(iii)  transport networks are coordinated and interconnected to ensure a high level of
accessibility for pedestrians, cyclists, public transport and private vehicles; and

(iv)  interim development does not compromise or constrain the potential for well
designed future urban communities.

i

i ity Resi ial ’X Clr 7
] Mor7 precinet Boundary N C 1{‘/2 5
Cadaswal Progenties \g 5] { s
[ outiine of RCC e (¢
0 100 20 200 400 Me ':}\... % ;K&
A I B Y o = 0 .

Figure 1.1.1.2.7—Precinct MDR7: Eprapah Creek, South East Thornlands

. Precinct MDR8: Kinross Road and Boundary Road and precinct MDR9: Kinross Road:
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{i)

(iny
(i)
(iv)

v)

urban development provides for a mix of housing types and achieves a minimum
net residential density of 44 dwellings per hectare;

development provides for a high level of accessibility to nearby local centres and
community facilities;

transport networks are coordinated and interconnected to ensure a high level of
accessibility for pedestrians, cyclists, public transport and private vehicles;

development on land fronting Boundary Road and Panorama Drive is designed to:

(A)  rely on access from the internal street network with no access from
Boundary Road and Panorama Drive; and

(B) facilitate landscaping and acoustic treatment of Boundary Road and
Pancrama Drive;

development maintains significant habitat linkages and assists in the safe
movement of koalas;

Editor’s noie—Applicants should be aware that the provisions of the Planning Regulafion 2017, Schedules 10
(part 10) and 11 also apply to development in this area.

i)

development does not compromise or consirain the potential for well designed
future urban communities;

(vii()  building height in precinct MDR.8 Kinross Road and Boundary Road is compatible
with that of surrounding residences.
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Figure 1.1.1.2.8—Precinct MDRS8: Kinross Road and Boundary Road
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Figure 1.1.1.2.9—Precinct MDR9: Kinross Road
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1.1.1.3 Medium density residential zone code — Specific benchmarks for assessment
Table 1.1.1.3.1—Benchmarks for able develop t

Performance outcomes Acceptable outcomes
For development that is accepted subject to requi and bl
development
Dual occupancies
PO1 AO11
To provide good residential design that A Dual occupancy complies with all of the
promotes the efficient use of a lot, an Acceptable Solutions specified in the
acceptable amenity to residents, and to Queensland Development Code part MP1.3.
facilitate off street parking. Note — Far the purpase of this AO, a reference B
“duplex” in the Queensland Developmant Code MP1.3 is
taken to be "Dusl eccupancy” as defined by this planning
scheme.
Nate —  the Q ¥
Code MP1.3 for the purpasas of this AO are i be
applied a5 if these provisions appled o a Dual
accupancy.
Maote — The Queensiand Development Code MP1.3
indicates that it is only applicable to Class 1 and
associsted Class 10 buidings. For the purpose of this
AQ, the class of building is irelevant, as long as fe
development mests the definiton of “dusl occup as
defined by this planning scheme.
Mate — Other zone code provisions will prevail over fis
acceptable outcome to the extent of any incansistency.
For assessable development
Editor’s note — Council has developed a Multiple Dwelling Design Guide o assist applicants in achieving high
standard design for multiple Far involving multiple dwellings, it is recommended
that this d tis usedasa d tto support the t benchmarks in this planning scheme.
Non residential uses
PO2 Mo acceptable outcome is nominated.
MNon-residential uses occur only where they:
(1) are for a community service function or
a local café;
(2)  areintegrated with residential activities
as part of a mixed use development;
(3) do notunduly detract from residential
amenity;
(4)  are small scale and primarily serve the
immediate community; and
(5) donotimpact on the function of any
nearby centre.
Short term accommaodation
PO3 Mo acceptable outcome is nominated.
Short term accommeodation is located and
designed to minimise conflicts with
permanent residential development
All residential development — communal and private open space
PO4 AO41
Development invaolving an apartment with 10 | Communal open space is provided where
or more dwellings or a townhouse with 20 or | development involves:
Redland City Plan 2018 —version 4 Part 6 Zones—13
Item 19.3- Attachment 3 Page 277

This document is classified CONFIDENTIAL and as such is subject to

5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by

local government employees and councillor advisors of the Local Government Act 2009



CONFIDENTIAL GENERAL MEETING AGENDA 4 NOVEMBER 2020

Performance outcomes Acceptable outcomes
more dwellings provides communal open (1) an apartment with 10 or more dwellings;
space that (a) provides a minimum of 15% of the
(1) iz readily accessible, usable and safe; site area or 100m2 (whicheveris
(2) provides flexible spaces and recreation grleater} = communal open space,
facilities suitable for a range of with a minimum of 10% or 75m2
activities; (whichever is greater) located on
{(3) islandscaped to provide shade ground level; and
creating a pleasant micro-climate and (b) has a minimum dimension of 5m; or
for visual relief to soften the impact of | (2) @ townhouse with 20 or more dwellings
building and hardstand areas; (a) provides a minimum of 5% of the site
(4)  provides opportunity for causal social area or a minimum area of 50m2
interaction; {whichever is greater) as communal
(5) Is designed and located to reduce O and - )
impacts on the amenity of residents of (b} has a minimum dimension of 5m.
the de'\rlelnpment and r\eghbourlng Editor's note—part of the communal open space
properties; requirement for sn apartment can be providad on
(6) Is colocated but separate from deep eageRs Ry R
planting areas; and Editar's note-Minimum communal open space area
; . : icuistions da not include jired for d
(7). reduce impervious areas to improve :‘:mmg_ms e EHER
stormwater filtration.
AD42

A communal open space area is designed to:

(1) be centrally located to be readily
accessible for residents via pedesfrian
pathways;

(2) be co-located with deep planting areas
where practicable;

(3) be erientated north to ensure part of the
area receives at least three hours of sun
between 9am and 5pm on 21 June over
the area;

(4) beclearly separated from any private
open space and deep planting areas of
the site;

(5) bewell lit and subject to passive
surveillance;

(6) provide a range of recreational facilities
including;

(a) seafing forindividuals or groups;

(b} barbeque areas;

(c) play equipment or play areas; and

(d) swimming pool, gyms, tennis court,
commen room or communal gardens;

(7) provide a minimum of 15% landscaping,
including a landscaped area with a
minimum width of 1.5m where adjeining a
neighbouring property;

(8) ensure a minimum of 15% of the area is
shaded by trees;

(9) have a finished surface level with a
gradient less than 5 percent;

(10)hard and soft land scape treatments;
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Performance outcomes

Acceptable outcomes

(11)be clear of all non-recreational structures,

including clothes hoists, driveways, water
tanks, car parking and garbage storage;
and

(12)can include indoor recreation facilities.

PO5

Development provides private open space

that is:

(1)  useable in size and shape to meet the
needs of a diversity of potential
residents;

(2) functional and easily accessible from
living or common areas to promotes
outdoor living as an extension of the
dwelling;

(3) clearly identified as private open
space; and

(4)  provides a high level of privacy for
residents and neighbours.

AOD51

For a ground floer dwelling, ground floor

private open space is provided with:

(1) a minimurm of 16m? if a dwellingin a
residential care facility; or

(2)  aminimum area of 25m? for all other
dwellings; and

(3)  with a minimum dimension of 4m and
clear of any utilities such as gas,
clothes drying facilities, water tanks or
air-conditioning units.

AD52

For dwellings above ground level, private

balconies are provided with a minimum area

of:

(1) 10m? ifa dwelling in a residential care
facility; or

(2) For all other dwellings:
(a) 10 m?for a 1 bedroom unit; and
(b) 16m? for a two or more bedroom

unit;

(3)  with a minimum dimension of 3m and
clear of any air conditioning unit or
drying space

AD53

Where clothes drying areas are provided on
private balconies they are screened from
public view and do not take up more than
10% of the balcony area.

AO5.4

For a townhouse fronting a street, private
open space is located at the rear or side of a
townhouse; behind the front building line and
outside of the front boundary setback. |

Apartment diversity
PO6 AO6
Development for a multiple dwelling provides | Development

amix of dwelling sizes in terms of the
number of bedrooms having regard to:

(1) current housing needs and projected
future demographic trends;

(2) demand for social and affordable
housing; and

(3) needs of different cultural and
s0CiDEConomic groups.

(1) for an apartment involving 5 or more
dwellings ensures that 40% of dwellings
have a different number of bedrooms
than other dwelingsy,

(2) for a townhouse involving 5 or more
dwellings ensures that 20% of dwellings
have a different number of bedrooms
than other dwellings.
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front setback area, also mke into account site specific circumstnces
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assists with reducing the dominance of driveways. parking etc

- — - Commented [KK7]: Dicating this to the market will cuse
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the cycle and market demand. The alernative might be to promote
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Performance outcomes

Acceptable outcomes

Built form

POT

Development for an apartment occurs on a
site that has an area and street frontage
width that is sufficient to:

(1) accommodate the scale and form of well-
designed and articulated apartment
building;

(2) allow buildings to be oriented to the
streat

(3) provide for communal and private open
spaces

(4) provide safe and convenlent vehicle
access to the site;

(5) accommodate on-site parking for
residents and visitors and vehicle
movemenis for waste and delivery
vehicles;

(6) deliver substantial landscaping including
deep planting areas fo retain or establish
significant trees;

(7) provide adequate building setbacks to
adjoining properties to maintain
residential amenity and privacy.

AOG.1

Development for an apartment has a

minimum site area and frontage width:

(1) 3 storey or less in height has a site area
of 800m? and a street frontage width of
15m; or

(2) 4 storey or greater in building height has
a site area 1,000m” and a street frontage
width of 20m.

(the above site area and frontage widths
are subject to change based on scenario
testing)

PO8

Development provides for interaction with the
street and public spaces by:

{1} |providing dwellings or habitable rooms at
ground level for apartments; and

(2) ensuring ground level dwellings have
direct and safe pedestrian access to the
street or public space where possible.

Mo acceptable solution nominated.

PO9

Site cover:

(1)  is consistent with the intended medium
density character of the area and
immediate streetscape

(2)  mitigates the bulk and scale of
development;

(3)  provideslsolar accessto livingand
open space areas;

(4)  provides for privacy between dweling
units for residents and neighbouring
properties;

(5) supports residential amenity for
residents and neighbouring properties

(6) provides usable communal and private
open space for residents; and

(7)  allows for substantial landscaping,
including deep planting areas to retain
establish significant trees

AO8.1
Site cover that does not exceed:

(1) 60% fora townhouse; or

(2) 50% foran apartment three storey or less
in height; or;

(3) 45% otherwise.
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Performance outcomes Acceptable outcomes

PO10 A101

Building height: Buildings comply with the number of storeys
(1) in precinct MDR1 parkland living, and building height in Table 6.2.3.3.2.

Capalaba, is mid rise and provides a
transition up to higher buildings within
the principal centre;

(2) in precinct MDR2 Mount Cotton Road
Capalaba, is mid-rise but steps down
from the principal centre to low rise
residential areas south of Redland Bay
Road;

(3) in precinct MDR3 Shore Street East,
Cleveland , is mid-rise but creates a
focal point between Cleveland principal
centre and Toondah Harbour;

(4)  in precinct MDR4 Cleveland, is mid
rise and reinforces the connection
between Cleveland principal centre
and Toondah Harbour;

(5) in precinct MDRY Eprapah Creek,
South East Thomlands and precinct
MDRS5 Esplanade, Redland Bay, is
mid-rise, accommodating a slightly
higher built form than surrounding
medium density residential zoned land
to optimise the amenity of their
locations;

(6) in precinct MDR8 Kinress Road and
Boundary Road, is low rise and
compatible with the height of
surrounding residences; and

(7)___Is up tothree storeys in all other areas.

PO11 AO0111

Where building height over 13m is intended, | Buildings:

buildings step down in height and scaleto be | (1) within 10m of the common boundary

of a similar size to intended building height have a building height no more than

on adjoining residential zoned land. 13m; and

(2)  within 20m of the common boundary
have a building height no more than
6m greater than the intended building
height on the adjoining site.

Figure 6.2.3.3.1 illustrates.
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Performance outcomes

Acceptable outcomes

Figure 1.1.1.3.1—Height between
adjoining development

PO12

Development provides a front boundary
setback (cther than basements) that:

(1)  create an attractive, consistent and
cohesive streetscape;
(2)  results in development not being
visually dominant or overbearing with
respect to the streetscape;
assists in achieving visual privacy to
ground floor dwellings from the street;
supports the location of balconies for
casual surveillance of the street and
articulation of the building facade;
provides for landscaping to soften and
screen the built form, including deep
planting areas to retain or establish
significant vegetation; and
where tandem car parking spaces are
proposed in front of townhouse
garages, they are contained wholly
within the property boundary.
Editor’s note —The provision of tandem car parking
spaces is not supported in all locations. Refer to Table
8.3.5.3.2 — Minimum on-site vehicle parking
requirements in the Transport, senvicing, acosss and
parking code for further infarmation

(3)
“)

(5)

(6)

AO121
The front boundary setback is a minimum of:

(1) 3m to building wall and 5.5m for garage
doors for a townhouse; or

(2) 4m to balcony, eaves, awning or the like
and 6m to building wall for an apartment
equal to or less than 3 storey in height; or

(3) Bm 1o balcony, eaves, awning or the like
and 8m to building wall for an apartment
equal to or greater than 4 storey in
height. |

PO13

Development provides side and rear
boundary setbacks that:

(1) minimise the impacts of development cn
the amenity and privacy of existing and
future adjoining residents;

(2) does not prejudice the intended future
development of adjoining sites;

(3) confributes to the pattemn of the
streetscape consistent with the intended
neighbourhood character;

(4) supports the separation of buildings to
provide visual and acoustic privacy;

(5) maintains sufficient levels of natural light,
and air circulation for residents of the
development and adjoining sites;

(6) ensures daylight penetrates all side of
the propesed building;

(7) maintain communal and private open
space areas of a size and dimension to
be useable and functional;

(8) supports the infroduction of landscaping
to compliment building massing, screen
buildings and support the privacy of
existing and future adjoining residents;
and

AO013.1

The side boundary setback:

(1) a built to boundary wall does not exceed
4.5m in height and 9m in length along
any one boundary for a townhouse; or

(2) otherwise for a townhouse, buildings are
setback a minimum of:

(a) 1.5m fora building wal up to 4.5m
high;

(b} 2m for a building wall up to 7.5m
high;

(c) 2.5m plus 0.5m for every 3m or part
thereof by which the building
exceeds 7.5m; or

(3) for an apartment 3 storey or less in
height, a minimum of 3m; or

(4) for an apartment 4 storey or greater in
height, a minimum of 4m.

A0132
The rear boundary setback is:
(1) for a townhouse a minimum of 3m; or

(2) for an apartment 2 storeys or less in
height, a minimum of: 4.5m to balcony
and 6m to building wall; or
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Performance outcomes

Acceptable outcomes

(9) provide for deep planting areas to retain
and protect significant native trees and
vegetation or establish large subtropical

(3) for an apartment building 3 storeys in
height, a minimum of 6m to the building
wall; or

shade frees. (4) for an apartment 4 storeys oL greaterin _ |
height,|a minimumof8m|
PO14 Mo acceptable outcome is nominated.
Basements are:

located outside of deep planting areas;
designed to provide natural ventilation
for basement car parking that is
integrated into the building facade and
landscape design; and

designed to have a strong relationship
between the street and the proposed
building and ground level open space.

4]
@

(3

PO15
Buildings are designed fo:

(1) confribute to an attractive streelscape
and intended character of the local area;

(2) be crientated to the street;

(3) incorporate balconies that address street
frontages and public spaces;

(4) provide modulation and articulation in the
building facade horizontal and vertical
profiles;

(5) provide projections and recesses in the
facade which reflect changes of intemal
functions of buildings, including
circulation;

(6) include variation in bulding materials,
contrasting colours, textures and finishes
that emphasises architectural features;

(7) usesimilar proportioned roof forms,
doors, windows and balconies to
compliment the local character;

(8) break up the appearance of large
buildings through roof form, articulation,
projections and recesses that reflect the
existing streetscape scale; and

(9) articulate building entrances and
openings.

Ilo acceptable outcome is nominated.

PO16

Development ensures that:

(1) comer sites address both street
frontages; and

(2) key comners are given prominence by
changes in articulation, materials or
colour and roof expression.

Io acceptable outcome is nominated.

PO1T

Development for services and related
structures:

(1) are accessible for maintenance;

AO17

Services and related structures (such as
electricity transformers, fire hydrant and

Rediand City Plan 2018 —version 4
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Performance outcomes Acceptable outcomes
(2) are integrated to blend into the overall booster assemblies.) where located in the
development design; and front boundary setback:
(3) are designed and orientated to not (1) comprise no more than 5m or 10% of the
visually dominate the street frontage. street frontage (whichever is lesser)
(2) are orientated towards internal driveways
or footpaths

(3) are located, screened with similar
materials to the building or landscaped to
not be visually obtrusive when viewed
from the street

PO18 o acceptable outcome is nominated.
A main pedestrian entrance is provided foran
apartment that connects the street with the
apartment building that:

(1) is separated from the vehide entry

(2) provides safe and convenient access to
the building for pedestrians;

(3) includes an entry treatment that provides,
waiting space off the footpath, lighting,
mailboxes, building signage and
numbering.

PO19 AO19.1

Apartment buildings provide for changes in The maximum length of an apartment
building depth, length and articulated form to: | buiding wall in any direction is 30m with a
change in the building line every 15m of plus
(1) be visually interesting; or minus 1.5m for a length not less than 5m| | 1 Commented [JC15]: Is thers no requirement for articulation in
(2) visually reduce the scale and bulk of the towniouse building walls! J
(3) ::gﬁ:)nrgt'diglioﬁema‘mn dwehin@ = Efdg:f’s note-full building separation provides a8 minimum
provide for natural cross ventilation.

PO20 Mo acceptable outcome is nominated

Design elements promote a subtropical and Editor's note—Applicants shoukl have regard to

! " i : | Subtropical Design in South East Queensiand A
cimeEiEspinshedesiInGIRECERINONE | gLl it Develapers and Decision Makers

(1) the use of deep balconies, decks and {2010 Centre for Subtropical Design QUT).
eaves;

(2) orientating habitable room windows,
private open space (balconies and
terraces ) to the north where possible;

(3) maximising dwellings with a northern
oty

(4) maximising dual orientation of habitable
rooms to provide for natural cross
ventilation;

(5) integration of buildings with landscape
and deep planting areas to create a
pleasant micro-climate;

(6) screening habitable rooms from the
westemn sun using building and
landscape elements.

| PO21 A021.1
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Performance outcomes

Acceptable outcomes

The design of reof form, rooftops and buiding

caps of apartments:

(1) provides an interesting and attractive
roofscape that enhances the architectural
distinction of the building and makes a
positive contribution to the local
character;

(2) is articulated to reduce the bulk and scale
of a building when viewed from the street

(3) incorporates variety in design;

(4) maximises solar access during winter
and provides shade in summer;

(5) incorporates a variety in design; and

(6) effectively integrates or screens service
structures, plant and equipment and
provides for the future inclusion of
additional plant and equipment.

(an illustration of an acceptable roof form
would be useful)

Roof form, reoftops and building caps are

designed to:

(1} include interesting forms created through
pitches, gables, skillions or other
features;

(2) be articulated to break down the roof and
building bulk and scale;

(3) provide opportunity for stormwater
collection, solar energy and communal
open space;

(4) beangled to the north and east to
maximise solar access in winter; and

(5) incorporate hoods and overhangs to
shade walls and windows from the
SUMIMEr sun.

AD212

Rooftop service structures, plant and

equipment is:

(1) integrated into the building design to be
an architectural feature; or

(2) effectively screened; and

(3) designed to enable future inclusion of
plant and equipment such as
telecommunications facilities in an
unobtrusive manner

AO213

: R —

(1) service structures, plant and equipment
are visually and acoustically screened;
and

(2) landscaping is provided to provide shade
and visual relief.

PO22

Parking faciliies are contained within the

building foetprint to:

(1) not dominate the streetscape or the
building form when viewed from the

A0221

Parking facilties (including visitor car parking)
are located within the building footprint:

(1) in a basement level, or
(2) at ground level where landscaped or

(1) designed to integrate into the overall
building design and define the public and
private space;

(2) incorporate high quality pavement
materials, textures and colours to
confribute to an attractive and interesting
streetscape;

(3) located on secondary/rear frontages,
where available, for an apartment; and

Rediand City Plan 2018 —version 4

street, and screened from view from the street, other
(2) mitigate amenity impacts en adjoining public spaces and adjoining properties | |
residents
PO23 Mo acceptable outcome is nominated.
Driveways are:

Part 6 Zones—21
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Performance outcomes Acceptable outcomes
(4) visually shorten the length of driveway
that can be seen from the street by
placement of buildings, staggered road
alignment, planting and landscape
_ treatments and varied materials. | e—
PO24 AD24.1
Development provides front fences or walls Fences or walls along a street front or public
along street frontages or public spaces that space are designed to incorporate a mixture
create an atiractive streetscape by: of building materials that complement the
(1) incorporating a mixture of building design of the building.
materials that complement the design of | AD24.2
buildings Where a fence or wall along street frontages
(2) provide for visual interest and softenthe | or public spaces exceeds 10m in length,
visual impact where significant in length | indentations, material variation or
o landscaping (including planter boxes) are
(3) highlight enfrance to the property aa
PO25 A025.1
Development is designed to create an Balconies, windows and building openings
attractive streetscape and-discourage crime | overlook streets and other public spaces.
and anti-social behaviour by: Figure 6.2.3.3 2 illustrates.
(1) maximising oppertunities for casual oot e e
surveillance of the street, public places, by whdoms Yertbors A ol
communal open space (where provided) AN emintin
pedestrian and cycle paths, including the
primary pedestrian enfrance (where
provided) and car parking areas;
(2) ensuring spaces are well lit;
(3) minimising potential concealment and
entrapment opportunities;
(4) providing direct movements with clear
unobscured sight lines; and
(5) fences and walls along a street frontage P
or public space use visually permeable | Figure 1.1.1.33.2—Overlooking
materials and treatments
AO17.2
Fences or walls aleng a street frontage or
public space have a maximum height of:
(1) 1.2m where solid; or
(2)  1.8m where that portion of the fence
above 12m high is at least 50%
transparent.
Redland City Plan 2018 —version 4 Part 6 Zones—22
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Performance outcomes Acceptable outcomes
Figures 6.2.33.3and 6.2.3.3 4 illustrate.

—
—

Figure 1.1.1.3.3—Fencing (1

f—

ITATTEIE

y

Figure 1.1.1.3.4—Fencing (2)

Amenity
PO26 AO26.1
Privacy between dwelling units on the site Where habitable room windows are directly

and adjeining sites is achieved by effective adjacent to habitable rooms of adjoining
building design and the location of windows dwellings and are within a distance of 9m and

and outdoor open spaces to prevent within an angle of 45 degrees, privacy is
overlooking into habitable rooms or private protected by:

open space areas or through the use of (1) sill heights being a minimum of 1.5m
screening devices. Where screening devices above floor level: or

are used, they are integrated with the (2)  providing fixed translucent screens,
building design. such as frosted or textured glazing, for

any part of the window below 1.5m
above floor level; or
(3)  providing fixed external screens.

AO26.2

Outlook from windows, balconies, stairs,

landings, terraces and decks and other

private areas, is screened where a direct
view is available into the private open space
of another dwelling. Screening is achieved
by:

(1) fixed franslucent screens, such as
frosted or textured glazing, for any part
of the window below 1.5m above floor
level: or

(2) fixed external screens; or

(3)  landscape planting that will achieve a
minimum of 2m in height at maturity.

AOZ6.3
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Performance outcomes Acceptable outcomes

Where incorporating screening devices, they

are:

(1) solid translucent screens or perforated
panels or trellises that have a
maximum of 25% openings, with a
maximum opening dimension of 50mm
and that are permanently fixed and
durable; and

(2)  offset a minimum of 300mm from the
wall of the building.

PO27 AO021
Development provides side and rear fencing | Side and rear boundary fences are a
that protects the privacy and amenity of minimum of 1.8m in height.

adjoining properties.

PO28 Mo acceptable outcome is provided.

Development is designed to fadilitate the

retention and establishment of significant

trees and street trees that:

(1) compliment and soften the scale and bulk
of the built form;

(2) support an attractive streetscape;

(3) enhance the amenity of residents; and

(4) provide natural shade to improve the
micro-climate.

PO2% |n029.1
On-site landscaping is provided to: A minimum of 20% of the site is planted or
(1) contribute to an attractive streetscape grassed landscaping (rather than hardstand)] | __ _ - “ Commented [JC17]: Is this 1o be separate to the communal open ]
{2) enhance the appearance of the A029.2 P L

development; iz —_— , { Commented [KK18R17]: How it relates to accommodation car ]

’ : e minimum 2m wide la ped area is parking and servicing shauld be further tested
@) ﬁe”;ﬂt_’“e’“ AgiaivegRRInNHIN provided along the length of any public road
. frontage.

(4) provide for the retention or establishment 55753

of significant trees in deep planting areas A minimum 1.5m wide landscaped area is
(5) provide privacy between dwellings of the | provided along the side boundary to screen

development and adjoining properties; any driveway.

al A0294
(6) screen unsightly compenents. Areas for deep planting are provided. | J— [ Commented [JC19}: Does this nead to be indudad as part of ]

AC29 if AD30 deals with deep planting?

Editor's note-the deep plarting area requirement is part
of the overall minimum 20% landscaping for a site mther
than in addiion.

PO30 | e ___ _ —== Commented [JC20}: Do you ntend for deep planting in 2
TG e At communal open space ars to be able to contrbute towards the | 0%
(1) zrz Iocart'gd to retain gr establish = Iplgnting areas are located: et
significant trees to soften the built form ™ mt.hm boundary setbacks to soﬁlerlm the
(3 s e i ol G built farlm from the street and adjoining
" properties
:?::: oﬁiﬁﬁg :;‘::Eepﬁlant\ng %} to rehTinsignifi;ant trees; :
- i to co-lecate with communal open space,
] g;ﬁ:}iﬂ;&%ﬁw::ig;gnal street frees or delep planting areas on
(4) are of sufficient size and dimension to Sl ey
support the retention or establishment of | AD30.2
significant trees that at maturity Deep planting areas are:
(1) a minimum of 10% of the site
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Performance outcomes Acceptable outcomes
compliment the scale and height of the (2) a minimum unobstructed dimension of
built form y ‘ 4m inany direction
(5) are open to the sky with access to light (3) completely open to the sky
and rainfall
(6) are maintained exclusively for 2
Il b GO i SF A0 S Pt o S SvemE o
development or infrastructure 20% landscaping for a sit rather than in additian
(7) reduce urban heat island effects by
improving the micro-climate AO30.3
(8) provide water quality and quantity Deep planting areas are exclusively for
benefits from the natural filtration of landscaping and do not contain
rainfall into the ground. (1) driveways, manoeuvring or hardstand
areas and pedestrian paths
(2) surface structure and infrastructure such
as water tanks or utilities
(3} sub-surface structures or infrastructure
such as basement car parking and water
supply or wastewater infrastructure.
PO31 o acceptable outcome is nominated.
Development minimises impacts on
surrounding residential amenity and provides
a high level of on-site amenity for occupants,
having regard to noise, odour, vibration, air or
light emissions.
PO32 Mo acceptable outcome is nominated.
Siting and design achieves a high level of
amenity for occupants by minimising impacts
from noise generating areas, such as streets,
driveways, car parking areas, service areas,
private and communal open space areas and
mechanical equipment.
PO33 A033.1
Development minimises the extent of Solar access to habitable rooms and private
shadows on useable private open space or open space of dwellings:
pUb‘.iC spaces %ﬂd provides adequatl:e (1) is notless than 3 hours between 9am
sunlight to habitable rooms on the site and and 3pm on June 21; or
adjoining. (2)  where existing overshadowing by
building and fences is greater than
this, sunlight is not further reduced by
20%.
PO34 AO34.1
Waste and recycling container storage areas | Waste and recycling container storage areas
are located within the building footprint to: are:
(1) provide an accessible location for (1) located within the building footprint:
residents and waste collection (2)  co-ocated in car parking areas, in a
(2) rstgt bm_nmtﬂe from street and other public Bt aianl et Bl .
(3) mitigate adverse amenity impacts in (3)  separated from open space areas on-
terms of odour, noise and visual impacts site and adjoining properties;
on adjoining properties. (4) screened orenclosed;
(5) integrated into the building design
using similar material and finishes; and
(6)  well ventilated.
Redland City Plan 2018 —version 4 Part 6 Zones—25
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Performance outcomes

Acceptable outcomes

PO35

Development is designed to respond to the

site characteristics and character of the

surrounding neighbourhood.

Edifor’s note-this performance outcome can be met

through submission of a design concept that

demanstrates the design process and inchudes:

(1) site and neighbourhood analysis;

(2) building design criteria‘principles informed by an
opportunities and constraints analysis; and

{3) outline the design response to the site and
neighbourhood

Mo acceptable outceme is nominated.

PO36

The site layout responds to topography,

natural values and development constraints,

such that:

(1)  impacts on ecological corridors and
nafive vegetation are minimised and
mitigated; and

(2) alteration to natural topography and
drainage lines is minimised.

o acceptable outcome is nominated.

Editor's note—Applicants will also need to have regard
1o any relevant overlays applicable to the development
site.

Reconfiguration

PO37

Reconfiguration creates lots that are of a size
that can accommodate medium density
residential development in a form that meets
the intentions of this zone. Lots less than
800m? are not created.

PO38

Reconfiguration of a townhouse io establish

freehold lots anly occurs where:

(1) the townhouse development is designed
to be freehold titled by:

(a) ensuring the townhouse development
remains in compliance with the
planning and building standards and
development approvals following
recenfiguration;
all created lots have access in
compliance with the City Plan access
requiremnents for a dwelling house;

(c) the townhouse remains a self-

contained residence following
reconfiguration; dependant activities
of the townhouse do not become
separated by freehold titling;
(2) the lots are created following construction
of the townhouses;
(3) equitable sharing and ongoing
maintenance of any shared facilities or
infrastructure is established.

(b

AO371

Reconfiguration achieves a minimum lot size
of 800m?.

Mo acceptable outcome is nominated.
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Performance outcomes Acceptable outcomes
Edilor's note- material change of use and reconfiguraban
applications should be submitted together o allow
concurrent assessment.
Precinct MDRE: South East Thornlands, and precinct MDRT: Eprapah Creek, South
East Thornlands
PO39 o acceptable outcome identified.
Housing is designed and located to maximise
outlook across adjoining areas of open
space.
PO40 A040.1
Development facilitates the establishment of | Roads, intersections, paths and public
asafe, permeable, legible and functicnal transport stops and associated treatments
movement netwoerk that is in accordance with | are established in accordance with Figures
Figures 6.2.3.3.5 road movement network 6.2.3.3.5 road movement network and
and 6.2.3.3.6 pedestrian, cycle and public 6.2.3.3.6 pedestrian, cycle and public
transport network. transport network.
PO41 AD41.1
Where development involves or adjoins Total width of the boulevard is:
nominated boulevard roads, the road design: | (1)  central boulevard - 50m; and
(1)  creates a grand avenue character, (2)  southern boulevard - 26m.
being 50m wide for the central
boulevard and 25m wide for the
southern boulevard;
(2)  incorporates very wide landsca
medians that are of a sufficient width to
support fauna movement; and
(3)  wide shoulders and verges which
accommedate separated pedestrian
and cyclist paths and dense
landscaping.
PO42 A042.1
Development is set back from Boundary In addition te any widening of the road
Road by a distance sufficient to reserve required by the Queensland
accommodate substantial landscaping to Government, development provides a 15m
retain a heavily vegetated character. wide strip either side of Boundary Road
which is densely vegetated by trees and
shrubs
PO43 Mo acceptable outcome is nominated.
Development adjeining Cleveland Redland
Bay Read and Boundary Read attenuates
noise to a level that achieves a high level of
residential amenity. Any acoustic walls:
(1)  are screened by landscaping; and
(2)  incorporate breaks to allow for
pedestrian and cyclist permeabllity.
PO44 Mo acceptable outcome is nominated.
Development facilitates:
(1)  alogical pattern of development;
(2) efficient use of land and infrastructure;
(3) a mix of affordable housing types;
(4)  access to community infrastructure
and public transport services at an
early stage of development; and
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Performance outcomes Acceptable outcomes
(5)  land for community uses and public

services, including open space

education, health, social and

emergency services where

appropriate.
PO45 Mo acceptable outcome is nominated.
Development provides for separation and
buffering from nearby activities, including
primary production, poultry farms and other
rural industries, such that amenity and
reverse amenity impacts are avoided.
Precinct MDR8: Kinross Road and Boundary Road, and Precinct MDR9: Kinress Road
PO46 AO46.1
Development does not create any additional | No new access points from lots are provided
vehicular access points to Boundary Road or | to Boundary Road or Panorama Drive.
Pancrama Drive. New lots are provided with
access from internal roads.
PO4T AO4T A
Development does not create any additional | No new access points from lots are provided
vehicular access points to Kinross Road for a | to Kinross Road for a distance of 835m from
distance of 835m from the intersection of the intersection of Kinross Road and
Kinross Road and Boundary Road. New lots | Boundary Road.
are provided with access from internal roads.
PO48 A048.1
Development facilitates the establishment of | Roads, road closures, intersections, paths,
asafe, permeable, legible and functional fauna crossings, public transport stops and
movement network that is generally in associated treatments are established in
accordance with Figures 6.2.3 3.7 road accordance with Figures 6 2.3.3.7 road
movement network and 6.2.3.3 .8 pedestrian, | movement network and 6.2.3.3.8 pedestrian,
cycle, public transport and parks network. cycle, public ransport and parks network.
PO49 A049.1
Development adjoining Boundary Road or A 10m wide setback is provided along
Pancrama Drive is set back by a sufficient Boundary Road.
dlséanc;;:; ;;[olvlldejor acoustic reatments Mo acceptable outcome is nominated for
and substantial landscaping. Panorama Drive.
PO50 Mo acceptable outcome is nominated.
Development adjoining Boundary Road or
Panorama Drive attenuates noise to a level
that achieves a high level of residental
amenity. Any acoustic walls:
(1)  are screened by landscaping; and
(2)  incorporate breaks to allow for

pedestrian and cyclist permeability.
PO51 Mo acceptable outcome is nominated.
Development adjoining Boundary Road or
Panorama Drive provides landscaping to
create a heavily vegetated, high visual quality
environment.
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Performance outcomes Acceptable outcomes

PO52 A052.1

Kinross Road extending from the intersection | Kinross Road is designed as a boulevard

at Boundary Road to Goddard Road is style trunk collector having a reserve width of

designed to operate safely and efficiently and | 32m, including:

create a grand avenue character. (1)  a65m landscaped verge on both
sides of the road incorporating native
canopy shade trees, ufility services
and shared pedestrian/bicycle
concrete pathways;

(2) a15m on-road cycle lane on both
sides of the road using differently
textured materials;

(3)  one vehicular lane and breakdown
lane, minimum dimension of 5m on
both sides of the road; and

(4)  a6m central median incorporating
native canopy trees and water
sensitive urban design features.

PO53 AO53.1

The neminated trunk collector / boulevard The road is designed as a boulevard style

providing access to Panorama Drive is trunk collector, having:

designed to operate safely and efficiently and | (1) a minimum road width of 20m:

create a grand avenue character. (2)  no direct vehicular access from new
uses and lots adjoining the trunk
collector; and

(3) aleftin, rightin and left out only
intersection to Panorama Drive.

PO54 Mo acceptable outcome is nominated.
Where development involves nominated
esplanade roads treatments adjoining open
space, the road design:
(1)  creates a low speed environment;
(2) facilitates safe, shared use for
vehicles, pedestrians and cyclists;
(3) incorporates grassed swales instead of
kerb and channel adjacent to the open
space; and
(4)  minimises disturbance to vegetation.
PO55 A0D55.1
MNew streets provide sufficient width for on Streets have a minimum width of 18m.
street parking on both sides.
PO56 Mo acceptable outcome is nominated.
Development facilitates:
(1) alogical pattern of development;
(1) minimal requirement for earthworks
and retaining walls;
(2) efficient use of land and infrastructure;
(3)  a mix of affordable housing types;
(4)  net residential densities are not less
than 44 dwellings per hectare;
(5)  access to community infrastructure
and public transport services at an
early stage of development; and
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Performance outcomes Acceptable outcomes

(6) land for community uses and public
services, including open space,
education, health, social and
emergency services where
appropriate.

PO57 Mo acceptable outcome is nominated.
Development provides for separation and
buffering frem nearby activities, including
primary production, poultry farms and other
rural industries, such that amenity and
reverse amenity impacts are avoided.

PO58 Mo acceptable outcome is nominated.
Development is designed to provide safe
koala movement opportunities and minimise
impediments to a keala traversing the
landscape.

PO59 Mo acceptable outcome is nominated.
Tothe extent practical, development
minimises the amount of clearing and
fragmentation of koala habitat.

Table 1.1.1.3.2—Maximum building height

Area Maxi Building | Maxii Building
Height (Storey) Height (m) | _ __ _ .- Commented [KK21]: Is the desire here to control averal height or
e o floor to fioor height Adding metres and storeys becomes
MDR1 Parkland living, Capalaba 6 storey 22m restrictive and complex particulary on sloping sites.
MDR3 Shore Street East, Cleveland
MDR2 Mount Cotton Road, Capalaba 5storey 19m

MDR4 Cleveland
MDRS Esplanade, Redland Bay

MDRT7 Eprapah Creek, South East 4 storey 16m
Thornlands
MDR & South East Thornlands 3 storey 13m
MDRS Kinross Road
[Elsewhere in the zone 3 storey 1 I [JC22]: This hesght mit doesn't akgn with ADG.| |
Elsewhere inthe zone where an aparimentis | nfa 11m
2 storey in height.
MDRS | Kinross and Boundary Road 2 storey 85m
Redland City Plan 2018 —version 4 Part 6 Zones—30
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Consequential City Plan Amendments
9.3.4 Reconfiguring a lot code

9.3.4.3 Reconfiguring a lot code — Specific benchmarks for assessment

SC1.1 Table9.3.4.3.1 — Bench ks for able develop t

h

Reconfiguration for a

PO Mo acceptable outcome is nominated.

Reconfiguration of a townhouse to establish

freehold lots only occurs where:

(4) the townhouse development is designed
to be freehold titled by:

(d) ensuring the townhouse development
rermains in compliance with the
planning and building standards and
development approvals following
reconfiguration;
all created lots have access in
compliance with the City Plan access
requirements for a dwelling house;

(f) the townhouse remains a self-
contained residence following
reconfiguration; dependant activities
of the townhouse do not become
separated by freehold titling;

(&) the lots are created following construction
of the townhouses;

(6) equitable sharing and ongoing
maintenance of any shared facilities or
infrastructure is established.

(e

Edifor’s note- material change of use and reconfiguration
applications should be submitted together © allow
concurrent assessment.

Redland City Plan 2018 —version 4 Part 6 Zones—31
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SC1.2 Administrative definitions

Table SC1.2.1 Additional administrative terms and their definition

Column 1
PR

ative term

Column 2
Definition

Articulation

The treatment of a building form or fagade that creates or contributes to

visual character and an active frontage. Articulation may include:

- vertical and horizontal detail andlor projections

- variations in colours, materials, patterns and textures

- architectural elements such as openings, entry statements,
directional signage, exposure of fittings, distinction between levels of
a building, awnings, planters, balconies and stepping of built form

Apartment (Multiple
Dwelling)

Building envelope

The use of a premises for three or more dwelling units in a building that:
- istwo or more storeys in height

- has a common foyer entrance

- Ihas communal facilities including outdoor amenity spaces, car
___parking and waste storage areas ===
The three-dimensional extent of where a building and associated
structure may be built on a site after consideration of assessment criteria
for building height, front, side and rear boundary set backs, any height
fransitions and other assessment criteria.

Building footprint

The twe-dimensional extent of built development, including balcenies,

covered private outdeor living areas and enclosed spaces but excluding

the part of a building or structure that is:

- aneaveora roof, or

- asunheed or the like attached to the wall of a building or structure to
provide shade or shelter to the wall.

Townhouse (Multiple
Dwelling)

The use of a premises for three or more dwelling units that:
- does not have a dwelling above or below it

- has individual dwelling unit entrances

- has individual car parking and waste storage areas

Redland City Plan 2018 —version 4 Part 6 Zones—32
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PLANNING SCHEME POLICY -7
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MAYOR’S
FOREWARD

On Redlands Coast we cherish our character,
identify and lifestyle — all shaped by our enviable
location, adjoining Moreton Bay and regionally
significant areas of high environmental and visual
quality.

As our city continues to grow and more people
call Redlands Coast home, achieving good design
will be critical to maintaining the quality of life and
amenity currently enjoyed by our residents and
visitors alike.

Our Redland City Plan provides an important
blueprint for managing how our city will grow,
managing expected population growth while at the
same time responding to demographic changes
and lifestyle trends.

These changes will require greater diversity in our
housing options and an increasingly important role
for multiple dwellings strategically located
throughout the city close to our centres and public
transport.

The Multiple Dwelling Design Guide will
complement the City Plan by identifying critical
design elements which respond to our sub-tropical
climate and reflect the identity of Redlands Coast.

We also hope the design guide will promote
dialogue between designers, planners, developers
and the broader community as we plan for the
naturally wonderful growth of our city.

Cr Karen Williams
Redland City Mayor
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INTRODUCTION

The aim of the Multiple Dwelling Design Guide
(MDDG) is to achieve high standard design
outcomes for multiple dwellings within Redland
City.

The Redland City Plan (RCP) encourages housing
diversity and affordability for residents though a
choice of housing product and location. This guide
intends to help to provide a vibrant, safe and
attractive built environment in a landscape setting
to address the housing needs of changing
demographics into the future. This guide provides
design advice across a range of housing products.

Relationship with the planning scheme

This policy will be used as a reference document
to guide good design outcomes to support the
criteria for assessable development contained
within the Redland City Plan (RCP). The RCP
Strategic Framework identifies the various
characteristics which make up a series of
residential and separate centres zones which
provide opportunities for development of various
lot sizes, a range of densities and resulting
diversity in housing design. The policy principally
applies to development of multiple dwellings in the
Low medium density residential (LMDR), Medium
density residential (MDR) and Tourist
accommodation Zones.

Definitions

The terms used in the policy are defined in
schedule 3, columns 1 and 2 of the Planning
Regulation 2017.

For clarification a Multiple Dwelling is defined as a
residential use of premises involving 3 or more
dwellings, whether attached or detached, for
separate households.

The guide:

Explains the relationship to the statutory
approval process;

Provides residential design guidance
consisting of a set of principles that are
aligned with the Redland City Plan,
supplemented by images, diagrams and
explanatory text; and

Outlines information that will ensure a well-
made proposal when preparing and
submitting a development application for
approval.

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy — 7

Item 19.3- Attachment 4

This document is classified CONFIDENTIAL and as such is subject to

local government employees and councillor advisors of the Local Government Act 2009

Page 301

5.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by



CONFIDENTIAL GENERAL MEETING AGENDA

4 NOVEMBER 2020

DEVELOPMENT APPLICATIONS
AND THE ASSESSMENT PROCESS

PRE-LODGEMENT PROCEDURES

RCC has a pre-lodgement procedure. This guide
provides a resource for pre-lodgement
discussions. The guide advocates meetingearly in
the design and planning process to focus on how
to achieve the best design outcome for each
development site. This is the key to an efficient
assessment process.

It is recommended that consideration is given to
the provision of information such as a Concept
Design Proposal for the pre-lodgement meeting.

Design is a process, not just an end result.

R
e £

o S

A

A Concept Design Proposal is intended to explain
the analysis, the design evolution and principles on
which a development proposal is based.

This should be a combination of diagrams,
illustrations, photographs and information. This is
usually information which will have been collated
by the designer through the design process and
therefore should not be onerous.

An initial Concept Design Proposal can be
submitted for a pre-lodgement meeting. This
would enable the assessment manager to provide
an informed initial response to the main issues
raised by the proposal.

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy — 7 2
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WHAT IS A CONCEPT DESIGN
PROPOSAL?

The Planning Act sets out the mandatory
supporting information for Development
Applications.

This MDDG recommends that consideration is
given to the provision of additional information
such as a Concept Design Proposal principally
based on diagrams, illustrations and photographs.

It is recommended that a Concept Design Proposal
consists of three parts-

1. A site and neighbourhood analysis.

2. Opportunities and constraints analysis and
initial design parameters —
A summary of the analysis, highlighting the
main elements that will inform the initial
design parameters.

3. Design testing and response —
Presentation of the development proposal,
outlining how it responds to the site and
surrounding area, how various design
concepts have been tested, and giving an
explanation of the design rationale in the
context of the RCP.

HOW DOES A CONCEPT DESIGN
PROPOSAL ADD VALUE TO MY
APPLICATION AND DEVELOPMENT?

A Concept Design Proposal is a non-mandatory
document but a well prepared one may reduce the
need for officers to ask for further information
during the application process as it can clearly
present the rationale for why design decisions
have been made. It can also help to avoid costly
amendments to the proposal at later stages and
facilitate an expedited assessment process.
Furthermore, it can be used as a useful tool for
engagement and explanation to residents who
may otherwise raise concerns and submissions.

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy — 7

DESIGN PROCESS

SITE ANALYSIS

SITE DESIGN

ASSESSMENT

SITE SURVEY
TECHNICAL ASSESSMENTS

ASSESS RELEVANT PLANNING
INSTRUMENTS, PLANNING SCHEME

SITE AND NEIGHBOURHOOD AMNALYSIS

OPPORTUNITIES AND CONSTRAINTS
PLAN

TEST DESIGN OPTIONS

PRE-LODGEMENT MEETING WITH
COUNCIL OFFICERS (CNE OR TWO
MEETINGS WITH PRE-APPLICATION
DIALOGUE)

DISCUSS CONCEPT DESIGN PROPQSAL
AGREEMENT OF MAJOR SITE FACTORS
AND FEEDBACK ON PROPOSAL
FURTHER AMENDMENTS OR DESIGN
TESTING

POSSIBLE FURTHER MEETING OR
DIALOGUE WITH COUNCIL
AMEND/FINALISE DEVELOPMENT
PROPOSAL

SUMBIT APPLICATION WITH

SUPPORTING INFORMATION INCLUDING
FINALISED CONCEPT DESIGN
PROPOSAL

3
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THE DESIGN PRINCIPLES

SUBTROPICAL DESIGN

CONTEXT OUR CLIMATE

South East Queensland is Australia’s only
sub- tropical metropolitan region. Residents
of Redland City enjoy the character and s
lifestyle provided by its bayside location,

parklands and urban and rural settings. As a

result, the multiple dwellings within the

Redlands should have climatically responsive #femeensun
designs, creating attractive streetscapes

within safe and liveable environments.

Moming Sun

‘?"An:
WE

{20 0

Siy >

Development in Redlands takes full
advantage of the subtropical climate and
prevailing coastal breezes through creative
and responsive design and orientation. Good
sub-tropical design practices and solutions
can minimise energy use and environmental
impacts.

<3 hrs

In the RCP subtropical and climatically
responsive design character is descrbed as
the use of deep verandahs, decks, and eaves
and the integration of buildings within
landscape planting.

Trees are a valuable urban asset and a key
component of the landscape setting within
Redlands, contributing to the visual amenity
plus providing environmental benefits These
need to be planned and managed alongside
other urban infrastructure.

Materials commonly used in vernacular styles
are corrugated metal shesting and timber
weatherboards. Many more contemporary
designs and residential building forms have
incorporated timber and ightweight matenals
which complement traditional materials.

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy — 7 4
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THE TRADITIONAL CHARACTER
OF THE REDLANDS

The Design Principles have evolved to guide Alddres?”:s both stre?et fromages lv]ul!iplle roof pitches and
a contemporary response to the local climate, 2" v':f;%h;founz’ggﬁt’(‘i’;Sbaa'fcdofvcesseS infatie 89 Ouidooy
and promote traditional built form N ) ’

characteristicsin the Redlands as displayed in
the examples on this page.

Typical traditional characteristics of Redlands
streetscape and residential design are:

e Mature street trees
e Buildings orientated to the street

e Dwellings with direct pedestrian access
to the street

First floor projection ® Operable windows maximise natural
e Lightweight materials ventilation and prevailing bay breezes # Chamfer board wall cladding

e Climate responsive design
e Indoor/Outdoor living

¢ Pitched roofform

e Modulation of facades

e Articulation of entrances and openings.

Direct pedestrian access to the street ® Pitched roof with
articulated entrance © Parking under house or behind building
frontage ® House set back from road frontage with landscaping/trees
contributing to streetscape

Bull nose roof on verandah ® Timber picket fence & Light with

materials, timber frame and corrugated iron ® Articulated entrance
with timber arbour @ Landscape strip along frontage

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy - 7 5
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FORM AND SCALE

Good design achieves a scale, bulk and height
appropriate to the existing or desired future
character of the street and surrounding buildings.

An appropriate built form for a site should have
regard to building alignments, proportions,
building type and articulation.

BUILDING ENVELOPES

A building envelope is a three dimensional volume
that defines the outermost part of a site that the
building can occupy.

Building envelopes set the appropriate scale of
future development in terms of bulk and height
relative to the streetscape, public and private
open spaces, and block sizes in a particular
location.

Built form provisions are set outin the RCP. Each
of the residential zone codes in the Planning
Scheme sets out the related Performance
Outcomes and Acceptable Outcomes particulary
relating to:

+ site cover
*  building height
+ Dbuilding setbacks.

In addition, the context and charactenstics of each
site will influence the building envelope.

The Planning Scheme Polices within the City Plan
provide additional information and guidance on
local planning matters, including technical
standards for Infrastructure Works (PSP2). This
includes guidance on Landscaping and Waste
Management.

The design guide therefore provides
supplementary advice to those City Plan code
requirements and Planning Scheme Policies.

THE 7 DESIGN PRINCIPLES
The 7 design principles set out in this Design
Guide contain the elements, in particular climatic
responsive designs and the creation of attractive
streetscapes and liveable and safe environments,
which contribute to the Redlands’ identity
The design principles are directly related to
Performance Outcomes in the relevant zones in
the RCP.
These principles are applicable to all forms of
multiple dwellings. Examples are provided fora
range of residential lot sizes/configurations and a
variety of built forms.
The Design Principles relate to:
1. Street Presence/Built Form/Articulation
2. Solar Penetration
3. Natural Ventilation
4 Open Space

Landscaping

6. Access and Parking

7. Servicing.

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy - 7 6
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1 - STREET PRESENCE / BUILT FORM/

ARTICULATION

INTRODUCTION

Streetscapes are defined by a combination of
public elements (carriageways, kerbs and
footpaths) and private elements (street setbacks,
fences and building facade). These elements
should work together to create attractive streets
and public spaces.

The interaction of the private and public spaces
adjoining a building at ground level is critical to
delivering successful streetscapes.

Good building fagcades provide visual interest
along the street while respecting, complementing
and adding to the character of the local area.

The roof is an important element in the overall
composition and design of a building. Good roof
design adds to the positive character of an area
as an important part of the skyline, while providing
for solar power and screened plant/equipment.

DESIGN CONSIDERATIONS

¢ Provide good interaction with streets and
public spaces by locating habitable rooms at
ground floor level. Upper levels contain
terraces and balconies to support passive
surveillance.

e Allow for casual surveillance of main
pedestrian entrances and communal open
space without compromising privacy of
dwellings.

PRIVATE PUBLIC PRIVATE

Streetscapes are defined by a combination
of public elements (carriageways, kerbs
verges and footpaths) and private elements
(street setbacks, fences and building

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy - 7

A mixed use building that creates a street
presence, with an open aspect which invites
access to the commercial floor whilst the
residential units have a layered articulation
facades) with a palette of materials

Break up the appearance of large buildings by
incorporating design elements such as a
varied roof form, projections and recesses that
reflectthe existing streetscape rhythm and
scale.

Articulate elements of buildings to
complement the character of the street by
using similarly proportioned roof forms, doors,
windows or verandahs.

Make entrances visible and obvious from the
street or public thoroughfare.

Give prominence to key comers through a
change in articulation, materials or colour, roof
expression or changes inheight.

Develop a colour and materials palette to
ensure the look and feel of elements such as
letterboxes, fences, balustrades, screens and
pergolas integrate with the overall appearance
of the building.

Use a palette of textures, materials, detail and
colour that are proportional and arranged in
patterns.

Consider public art or treatments to exterior
blankwalls.

Avoid lengths of unarticulated blank walls and
monotonous building materials and colour.

Units address the street with direct
pedestrian access which balances
openness with privacy
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01 STREET LIFE

For townhouse and low rise multiple dwellings,
entrances and gardens should be oriented
towards streets and public spaces, preferably
with direct pedestrian access.

Balconies should face onto and overlook streets
and public spaces. Balconies, and appropriate
fence height and transparency, allow passive
surveillance of the street and a safer
neighbourhood.

The repetition of a simple design can often B?ildicwgs af!dress t.hals street. Entrances at both ground floor and
create a rhythm to the streetscape; however, ahoesaje charly visibie

variation of materials, colours and articulation of
external elements can avoid monotony and
contribute to the architectural vibrancy of a
locality.

Pedestrian and vehicular entrances should be
separate. Vehicular access, particularly for
servicing, and garages should not dominate the
streetscape. Higher density housing forms
should ideally be developed with vehicle access
to the rear where possible, or at least screened
from the street to achieve high quality

streetscapes.
This apartment block contributes to the streetscape with
projecting balconies and also provides direct pedestrian access

02 CORNERS COUNT for each of the ground floor units

Careful attention to the design of key corners
can make a significant contribution to the
characterof area. The colour and design can
create a distinct fagade for both front and side
elevations on a key corner.

The continuity of the simple materials and colour
palette, together with the design of townhouses
can flow around the corner.

The use of bold design features adds
prominence to the corner.

. The continuity of the simple materials and colour palette, together
Key corners may extend to street edges, with with the design of the townhouse flows around the comer

taller, more vertical facade treatments.

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy - 7 8
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03 FRONT DOORS AND OPENINGS

Pedestrian entries should be positively reinforced,
integrated and transparent. Front entries of
buildings should be expressed as feature
elements of the building and be obvious without
the need for signage. Entrances should have a
high degree of passive surveillance and definition.

04 FACADE DETAILS

Building articulation such as balconies and
variation in depth of window reveals provide visual
interest to the fagade.

Visual interest can be enhanced with a variety of .

balustrading expressions with solid, glazed, Balconies can still add outdoor living space and visual

angled, or curved treatments. feathering at key corners, with a textured and articulated facade
to a west facing elevation

Contrasting materials and colours on facades

create visual interest, a vertical emphasis and

visually reduce the bulk of tallerbuildings

'ﬁj‘rm\

R

05 CASUAL SURVEILLANCE

The orientation of living areas and active
frontages towards streets and publicplaces
increases the level of casual surveillance. This
requires a balance between building and
landscape design in order to provide adequate Building articulation, casual surveillance and direct entry to the
levels of privacy while ensuring casual street, all contribute to the streetscape

surveillance of public spaces.

T

Pedestrian entrance with good visibility and definition

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy - 7 9
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06 ROOFS
Larger buildings should have a distinct roof that:
e breaks down the scale of the building

* relates to the street

o oz 2 E Articulated roofs throughout the design
e maximises solar access during winter and cuateat bt Nailatiag

provides shade during summer.

07 FENCING AND WALLS

Front fences and walls along street frontages
should use visually permeable materials and
treatments.

Where fencing is used, ensure a mixture of building
materials should be used which complement the
design of the buildings. Vegetation screening and
planter boxes can also be incorporated into the
design to soften the visual impacts of large fence
lines.

Pitched roof form and articulation breaks down the scale of an
apartment building

Railings with landscaping pro

vide transparency to the street
s an amount of privacy.

the raised aspect provide

Fencing materials allow for casual surveillance whilst also
maintaining privacy for residents

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy - 7 10
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2 — SOLAR PENETRATION

INTRODUCTION

Solar and daylight access reduces reliance on
artificial lighting and heating, as well as improving
energy efficiency and residential amenity. The aim
is to maximise solar access and natural light to
habitable rooms, primary windows and private
open space.

In South East Queensland, sun entry is desirable
from mid-April to mid-October. A moveable shade
device might, for example, be used on north-
facing openings to exclude sun entry from mid-
October to mid-April.

Good solar penetration into a building can reduce
the need for artificial lighting. Good orientation
and exposure to natural light through the use of
glass and windows optimises light while
minimising heat load.

The use of light wells, atria and skylights to allow
the penetration of natural light to common areas
of buildings is important in creating attractive and
welcoming spaces, especially where access to
natural daylight is restricted or difficult to achieve
for privacy or other reasons.

Commen corridors and stairwell designed to be naturally lit

DESIGN CONSIDERATIONS

e Maximise northern aspect dwellings.

* Orientate all habitable room windows, private
secluded open space and balconies and
courtyards to the north whenever possible.

e Locate living areas to the north and service
areas to the south and west where possible.

* Minimise the number of single aspect south
facing apartments.

e Consider shallow apartment layouts, two-
storey and mezzanine level apartments, which
maximise daylight penetration.

* Design common corridors and lift lobbies with
natural light.

* Use appropriate building setbacks and
separation distances that ensure daylight
penetrates all sides of a building.

* Design generous floor to ceiling heights, along
with permeable fagades that allow natural light
to penetrate further into buildings.

North facing balconies and living areas maximise natural light

Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy - 7 11
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01 ORIENTATION

The hours of sunlight that can be expected in mid-
winter are directly related to the orientation of the
facade. The diagram above, under the sub-
tropical design section, shows the optimal
orientation for habitable rooms and balconies.

Lot and block layout design should facilitate good
housing orientation, optimising solar access to
inner courtyards during cooler months and the
shading potential during the summermonths.

Variation in vertical and horizental screening

02 WINDOWS AND ROOFS

Solar access to apartments can be maximised by
angling roofs to the north and east. Hoods and
overhangs shade walls and windows from the
summer sun.

03 LOUVRES AND SCREENS

Screens and louvres are effective elements to

assist in sun protection, adjustable screens allow

for solar penetration in winter months and block

sun during summer months. ywellings with east facing aspects can also benefit from angled
roofs, overhanging eaves and screens

Vertical blinds and window hoods are effective for
sun management and add aesthetic interest and
depth to the facade.

This apartment block has a north eastem aspect. The artistic
screening provides a distinct identity and gives vertica

L ) g provid {istinct identit g rtical
\/arl(lmon in building depth hCDd“o projections and screening emphasis to break up the long facade

provides solar access and effective shading
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3 — NATURAL VENTILATION

INTRODUCTION DESIGN CONSTRUCTION

Matural ventilation responds to the local climate + Habitable rooms with dual onentation are
and reduces the need for mechanical ventilation encouraged, to facilitate good cross-

and air conditioning - increasing energy efficiency, ventilation.

environmental performance and ongoing savings

on household energy bills. + Consider shallow apartment layouts, two

storey and mezzanine levelapartments.

The subtropical climate encourages structures

which can be adjusted to suit the weather. « Minimise the number of single aspect south
facing apartments.

Incorporating operable elements into the building

design and layout, such as windows, doors and ¢ Design common corridors and lift lobbies with

movable fagades and walls, provides occupants natural light.

greater control over the internal environment while

allowing interaction with life and activity on the

street.

The constant movement of fresh air through

buildings and spaces increases indoor health while

saving on capital and ongoing costsfor coaa N '“*
mechanically ventilated spaces. - "

Habitable rooms with dual orientation are encouraged to
facilitate good cress ventilation

< |1’
o rars] e

Higher density apartment blocks may have a narrow floor plan

Cross ventilation in a dwelling to maximise north facing apartments and cross ventilation
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01 CROSS VENTILATION

Habitable rooms with dual orientation are
encouraged to facilitate good cross-ventilation.
For multiple dwellings, such as apartment blocks,

a narrow floor plan can maximise north facing Dual aspects apartments with doors and windows that can be
B opened maximise natural ventilation opportunities. Common lift
apartments and allow cross ventilation. Dual areas have natural light

aspect apartments, with doors and windows that
can be opened, maximise natural ventilation.

02 WINDOWS AND ROOFS

Operable windows and openings in fagcades,
oriented towards cooling breezes providing cross-
ventilation, allow the passage of daylight and air
while reducing unwanted heat transfer.

The placement of these needs to be considered in
the context of building setbacks, privacy and
adjoining structures.

Shallow apartment block with narrow floor plan maximises
cross ventilation

03 LOUVRES AND SCREENS

Screens and louvres help layer fagades, providing
variety and detail. These elements also allow the
flow of breezes through buildings. Larger operable
elements such as moveable screens, doors and
windows operate to control light, air and privacy
and allow seamless transition between indoor and

outdoor spaces.
Elevated eaves creates shading and captures cooling breeze
plus breeze filtered through screens at entrance and circulation
points between the dwelling units
Redland City Council Multiple Dwelling Design Guide — Planning Scheme Policy - 7 14
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4 — OPEN SPACE

INTRODUCTION

Private open spaces are outdoor spaces, including
gardens, courtyards, terraces and balconies.
Because of the important indoor-outdoor
connections in a sub-tropical climate, the design,
orientation and usability of these spaces are
critical. Versatile outdoor living space in multi-
residential buildings is vital in a sub-tropical
climate, as found in South-East Queensland.

Communal open space allows for casual social
interaction for larger multiple dwelling
developments. It provides opportunities for
internal recreation, landscape and visual relief, and
for deep planting to help create pleasant micro
climates within large development sites.
Communal space also provides opportunities to
retain larger trees on development sites.

DESIGN CONSIDERATIONS

e All dwelling units which have access at
ground level should have ground floor private
terraces/garden areas.

* Orientation of private open spaces and
balconies should predominately be north or
east, in order to improve access to warmth
and light during the coolermonths.

These units benefit from two balconies. The depth of each
balcony is sized to suit its function

* Prnmary open space and balconies should be
oriented with the longer side facing outwards,
or be open to the sky to optimise daylight
access into adjacent rooms.

* Noisy locations may necessitate different
solutions such as enclosed wintergardens,
balconies with movable walls, bay windows or
Juliet balconies.

e Communal open space should be positioned
in an accessible location - which can be on
roof tops, on podiums or at ground, with
passive surveillance. Important design
considerations include safety, amenity and
durability..

01 PRIVATE SPACE AND BALCONIES

Maximum privacy of internal spaces and outdoor
areas is highly desirable. Direct overlooking and
overshadowing, particularly in the case of two
storey buildings, of neighbouring buildings and
their private outdoor spaces can be minimised by
considering building layout and location, design of
windows and balconies, screening devices and
landscaping.

Appropriate building and landscape measures
such as sensitive window location and avoidance
of verandahs on adjoining dwellings facing each
other, use of privacy screens, and shade devices
and screen planting should be utilised to improve
visual privacy.

2.4m min
|
ﬁ

At ground floor, private terraces may be appropriate. The depth
of balconies should allow for table and seating to be
accommodated
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To achieve privacy the following should be
considered:

e Staggering windows to avoid direct outlook to
neighbours’ private open space, bedrooms and
living rooms.

* Avoiding decks and balconies of adjoining
properties facing each other across side
boundaries. If they do overlook, privacy
measures such as sliding panels, louvres or
battening should be added.

* In dwellings two storeys and above, having sill
heights of at least 1.5 metres above floor level
or fixed translucent glazing in any part of the
window below 1.5 metres.

ntergardens.
or Juliet balconies

nies with openable walls, bay

Balconies are essential to all multi-storey
residential development. As a key expression of
the built form, they serve a public function as part
of the visual expression of a building. They provide
opportunities to articulate the facade, helping
break up long lengths of wall planes, and can
assist in providing shade to facades to reduce heat
load.

Most importantly, balconies create private outdoor
space for recreation and enjoyment, plus they
provide access to natural light, air, views and
landscape features. Balconies also provide
opportunity for interaction and surveillance of the
street and public spaces, and so provide a public
expression of the internal function of buildings.

tdoor lifestyle of
ies and deeper
) the facade
Balconies can vary in shape and size but they
need to be of sufficient depth to be useable.

Air conditioning units and other plant equipment
should be located on roofs, in basements, or fully
integrated into the building design so as to not
detract from private open space.

Balconies provide open living areas, sun and breeze is filtered
naturally by street trees
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02 COMMUNAL OPEN SPACE
Facilities should be provided within communal
open spaces and common spaces for a range of
age groups. These may incorporate some of the
following elements:

e seating for individuals orgroups

e barbecue areas

e play equipment or play areas

e swimming pools, gyms, tennis courtsor
common rooms.

2 z0i 2 : Communal open space with good passive surveillance from
Pedestrian connectivity to key locations is surrounding &ve”i,ﬁgs_ A

essential to achieving integration with the existing
urban fabric. Pedestrian routes need to be safe,
well lit and with passive surveillance.

Communal open space raised above a drainage area. Whilst
this is not central, a well-it footpath route runs past the
barbecue area, which allows for passive surveillance

Public open space with facilities in a central and visible position.

Communal open space in a central and visible position
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5 — LANDSCAPING

INTRODUCTION

Landscaping is a key characteristic of Redland
City. Appropriate landscaping reinforces the sense
of being in a landscape setting.

‘Hard landscapes’ is a term used to describe the
construction materials used, while ‘soft landscapes’
refer to ecological components such as grass,
shrubs and trees. Both hard and soft landscape
design contributes to the building setting.

Landscaped gardens can reflect the sub-tropical
environment in which the buildings will stand. The
South East Queensland sub-tropical environment is
home to a vast array of lush foliage and vibrant
plant life.

The street interface is critical both in terms of
contribution to the landscaping and in providing
safe useable areas through ‘crime prevention
through environmental design (CPTED)’ principles.

Further detail is provided in Planning Scheme
Policy 2 Infrastructure Works.

DESIGN CONSIDERATIONS

 Coordinate the design between professional
disciplines to ensure the building design and
service locations complement the landscape
and public domain.

* Retain existing trees/significant vegetation and
incorporate them into the design where
possible.

* Design street trees and additional planting of
appropriate species to form part of the external
interface with the public realm.

with mature planting within the
de shade

Take advantage of existing site conditions such
as changes in level and views in designing
landscape areas.

Allow for establishment of deep rooted trees
and mature perimeter planting by providing
adequate space between site boundaries and
building, car park, basement structure and
along common driveways.

Incorporate landscaping, particularly canopy
trees, into the design ofdevelopments to
provide an outlook, privacy, shade and
contribution to character, and positive amenity
outcomes.

Ensure tree species and size respond to
orientation.

Avoid narrow landscaping strips on boundaries
which are unable to accommodate significant
plants due to their restricted dimensions.

Consider permeable ground surfaces that allow
rainwater to penetrate the soil to support the
healthy growth of trees, protect tree root zones,
and treat/reduce storm water run-off.

Co-locate outdoor building services to
maximise the opportunity for substantial
landscaping.

Where appropriate, incorporate opportunities
for planting on structures in building designs.
Design solutions may include green walls or
green roofs, particularly where roofs are visible
from the publicdomain.

Existing trees retained on fronta
f cezes entering dwellings
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01 EXISTING STREET TREES

Existing street trees are a critical part of the urban
landscape character of Redland City. Priority will
be given to the retention of these trees. They
contribute to the visual amenity, provide shade
and can filter cooling breezes.

02 USE NATIVE SPECIES

The preference is to use local native species in
landscaping, to also provide habitatand food
resources for local fauna species.

03 PLANTING FOR SHADE

Vegetation provides shade, reducing the urban
heat island effect and aiding cooling our public
spaces. It contributes significant visual amenity
and interaction with the natural environment,
which has been proven to calm anxiety and
contribute to overall health. Large shade trees and
landscaping promote cool pathways for breezes -
entering buildings and contribute to the energy Deep planting in front setback assists with shade and cooling

efficiency of buildings especially on western environment for the apartments
elevations.

04 DEEP PLANTING

Deep planting within the development should be
provided at both the front and rear. This assists
with privacy and separation of buildings. Semi and
underground basements need to be setback from
front and rear boundaries to allow the growth of
canopy trees overtime.

Similarly, planting adjacent any retaining walls will
assist in softening the visual impact of these walls.

Extensive landscaped areas both facing the frontage plus within
the site
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6 — ACCESS AND PARKING

INTRODUCTION

Managing the location of car parking is important
for a positive impact on streetscape character,
pedestrian access and amenity. The location, type
and design of vehicle access points can have
significant impact on the streetscape, the site
layout and the building fagadedesign.

High quality materials should be used for hard
surfaces, particularly for main accesses and key
spaces, to maximise the lifespan of the materials
and minimise maintenance costs. Materials can be
used to indicate different functions and activities —
for example paving slabs to pedestrian areas and
blocks/sets to shared surfaces and carriageways.

DESIGN CONSIDERATIONS

 Forapartments, design at grade and semi-
basement car parks to be sleeved (hidden)
behind ground floor units.

» When designing car parking basement areas,
provide adequate ground level site boundary
setbacks to allow substantial landscaping
such as canopy trees with deeproots.

e Avoid providing hard standing areas (including
for visitors) for parking forward of the building
line.

Shared surface clearly delineated by materials and markings

e Use varied materials for access roads to
punctuate and visually shorten their length.

» Change in surface materials can also act as a
traffic calming device.

* Design bicycle storage and visitor car parks to
be practical, safe and easily accessible from
the main public thoroughfare.

e Ensure visitor parking is legible and
identifiable from the vehicular entrance.

01 ACTIVE TRANSPORT

A key way to influence behaviour is to integrate
active transport facilities, such as cycle centres
and ‘end of trip facilities’ into the fabric of our
towns and its buildings. Their addition contributes
to active, healthy lifestyles and can improve
occupant productivity - while reducing carbon
emissions and traffic congestion.

Bicycle or other personal mobility device parking
should be secure and easy to access from
common areas, for example near entry/exit points
of a site to make it convenient for users.

Parking integrated into the building design. Varied materials for

access road punctuates and visually shortens the length of the
access road. Change in materials can act as traffic calming
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02 ACCESS AND DRIVEWAYS

In general access-ways should not visually
dominate the form of development.

Access driveways should have limited views by
placement of building, staggered road alignment,
planting and landscape treatment and varied
materials. These elements can also visually
shorten the length of the access road.

A change in materials and the use of consistent
materials for pedestrian and vehicular spaces can
act as a traffic calmingdevice.

J with garages set back beneath housing helps to
g 2 footprint of car parking at ground level and visual
For apartments, the impact of vehicle access f f gatgrou b

points can be minimised by locating themon
secondary/rear frontages.

03 ONSITE PARKING

For apartments, basement and semi basements
are the preferred treatment for car parking areas.
These should be contained within the buildingline
to enable deep planting areas to occur in setback
areas. Natural ventilation must be provided to
basement and sub-basement car parking areas.

Ventilation grills or screening devices for car
parking openings should be integ,—ated into the For apartments, the impact of vehicle access points can be
fagade and landscape design minimised by locating them on secondary/rear frontages.

At grade car parking is behind the building line and does not Staggered building alignment and landscaping reduces the
dominate the s visual impact of the internal road
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7 — SERVICING

INTRODUCTION

Multiple dwellings have intensive servicing
requirements (energy, boosters, pumps, waste,
water, telecommunications, basement ventilation,
etc.). Servicing requirements need to be
considered as an integral part of the initial design
to produce effective outcomes.

Waste areas and services should be screened to
ensure they do not dominate the streetscape.
Common waste collection facilities should be
located in areas easily accessible by both residents
and municipal waste collection vehicles. Storage
areas can be co-located in garages, allocated car
parking areas or incorporated into the building
design.

Early liaison with RedWaste will assist in
achieving site-specific solutions for waste
collection in order to limit the need for HRV'’s to
enter the site. Service and vehicle entries are best
located off secondary side streets.

For larger developments where a waste collection
vehicle needs to access intemal streets or
basement car parking, use the smallest waste
vehicle possible to reduce heights and space
required for turning paths.

Further detail on waste collection is provided in
Planning Scheme Policy 2 Infrastructure Works.

DESIGN CONSIDERATIONS

e Screen waste collection, loading and servicing
areas.

e For larger developments, where a waste
collection vehicle needs to access internal
streets or basement car parking, design for
the smallest waste vehicle possible, to reduce
heights and space required for turningpaths.

e Minimise visual impact of services, including
location of ventilation duct outlets from
basement car parks, electrical substations
and detentiontanks.

* Integrate lift wells and other building services
into the overall design.

e Design services and plant to be easily
accessible for maintenance but to blend in
with the overall design.

01 REFUSE STORAGE

Waste storage and services should be screened
with similar or complementary materials to the
overall design.

Storage areas should be well ventilated. Their
design and location should be visually consistent
with the finishes and materials of the rest of the
development.

Screened enclosures are preferably not within the
front building setback

Waste storage and services are screened and use similar
materials to the fencing to help blend with overall design

Services and plant discreetly housed near mail boxes.
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e

The service boxes visually blend with the colour palette and the
landscaping will mature to soften the appearance of the
services

Services and plant need to be easily accessible for
maintenance but can be designed to blend in with overall
design and simple palette

Service boxes integrated into the colour palette of the scheme

Plant and services screened but still allows for easy access for
maintenance and inspection. Services screened to blend in
with overall design and simple palette of colours of building

Refuse storage located within the site and with screening and

Muttiple services screened within the design good ventilation
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TYPOLOGIES

EXAMPLES OF SITE SOLUTIONS

The following are examples of site configurations for multiple dwellings within Redland City Council.

These examples provide illustrations of how elements from the Design Principles can be incorporated to
address the particular constraints that each format of site commonly raises. These are not intended as
templates for each configuration as each site should respond to its context.

1. MULTIPLE DWELLINGS ON A NARROW LOT - LOT SIZE 20m x >50m (MDR

ZONE)

REAR

LEGEND

Bl

Figure 1: The access road has been positioned to the west of
the buildings so that the private side alfresco/courtyards and
living spaces for the units can benefit from natural light and
ventilation from the north and east

Figure 2: Building facade articulation, varied skillion roof form
and mixed material fencing provide interest to the street. The
complementary material and colour palette of the built
structures are softened by vegetated landscaping. The street
interface could be improved by lower fencing, or increased
transparency in the fencing

Figure 3: Landscape scheme softens the appearance of the
gun barrel access plus the placement of the end units actas a
visual stop point
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2. MULTIPLE DWELLINGS ON LOT SIZE 40m x 40m (MDR ZONE)

40 LEGEND

PRIVATE OPEN SPACE

' BUILOING FOOTPRINT

B owerceens
@ BUILDING ENTRY

CAR PARK

40

L 1€0C '(01

STREET

“Ilﬂ r ‘;

Figure 4: Varied depth of fagade and articulation of roof line Figure 5: Each frontage unit has direct pedestrian access to the
together with the cohesive palette of brick, render and light weight street. Combination of imber fencing and metal railing allows for
cladding creates an interesting streetscape. privacy to courtyards plus transparency for access

Figure 6: Parking, bin storage and services are discretely

located behind the building to improve the visual appearance of
the development from the street.
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3. LARGER MULTIPLE DWELLING DEVELOPMENT (20 UNITS) WITH COMMUNAL
OPEN SPACE AREA (LMDR ZONE)

80
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Figure 8: Entrance to site has a strong landscape setting. The
varied paving materials throughout the site define the shared
surface and encourage a low speed traffic environment

Figure 9: Communal open space offers privacy but also
benefits from passive surveillance. There are three areas of
communal space in this development to cater for differing

Figure 7: The site is arranged in a rectangular format, the
house patterns display a variety of projections and articulation,
and the garages are generally recessed so as not to dominate

the street settings
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4. MULTIPLE DWELLINGS — MID RISE APARTMENT BLOCK SIX-STOREYS (MDR
ZONE)

36
—

COMMUNIAL
PEN SPACE

BUILDING FOOTPRINT

GARBAGE BINS

BUILDING EXTRY

Figure 12: Both the ground floor residential and commercial

Figure 10: Design includes lattice operable screens, prominent spaces activate the streetscape. The frontages are articulated
vertical columns, composite timber cladding to the walls and and the variation of materials, colour and textures create an
exposed eaves. All units have private open space that attractive facade

achieves natural light. Each unit has dual aspect to promote
cross ventilation

Figure 11: Vehicular access is provided off the secondary road
frontage. Car parking is mostly within the basement, with visitor
parking in undercroft Services are screened and incorporated
into the overall design.
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REFERENCES AND RESOURCES

Councilof Mayors (SEQ) Revision 2 — May 2012,
Model Planning Scheme code, Queensland

Council of Mayors (SEQ) 2011, Next Generation
Planning, Queensland

CONTACT US

Council's City Planningand Assessment team is
here to help you.

Redland City Council
PO Box 21, Cleveland QLD 4163

Phone: 07 3829 8999
Fax: 07 3829 8765
Email: rcc@redland.qgld.gov.au

Information on applying for planning and building
permits, including checklists and forms, is
available at www redland gld gov.au

DISCLAIMER

1. This guide has been prepared to help improve
the quality, design and sustainability of
residential development.

2. The examples/illustrations used in this

brochure are sourced from inside and outside
of the Redland City Council municipal area for
the purpose of illustration only.

3 A development application copying or
recreating any design from the
examplesiillustrations in this brochure does
not guarantee approval of the application.
Each proposal is assessed on an individual
basis.
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