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1. Executive Summary

Applicant: Peter Tornabene ¢/- Urban & Rural

Contact: John Carroll (Urban & Rural)

Site Address: 31 Mann Avenue & 14 Elson Road,
NORTHGATE QLD 4013

Real Property Description: Lot 39 on RP 34599 & Lot 3 on RP 76215

Site Area: 3950m?

Strategic Designation: Residential Neighbourhood

I:;xisting Area Classification: Low Density Residential Area

Existing Local Plan and Precinct: Nundah District Local Plan

Owner: Peter & Irene Tornabene

Demolition Control Area No

Vegetation Protection Order / Voluntary Waterway Vegetation & Wetland Vegetation
Conservation Agreement:

Application Process: Impact Assessable
Development Type: Material Change of Use
Requested Approval Type: Development Permit — Multi-Unit Dwellings (10
Units)
Proposal Description: Multi-Unit Dwellings (10 Units)
Contamination Report Required: No
Access: Mann Avenue & Elson Road
Available Services: Water
Sewerage
Stormwater
Electricity
Telecommunications
IPA Referral Agencies: Nil
Our Reference 1566
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2, Proposal
2.1 Introduction

This assessment report has been prepared for the Impact Assessable proposal to
create multi-unit dwellings — 10 units on the existing allotments at 31 Mann Avenue
& 14 Elson Road, Northgate being Lot 39 on RP 34599 & Lot 3 on RP 76215.

The subject site contains two allotments being a total size of 3950m?, The land is
designated as a Low Density Residential Area with the site also located within the
Nundah District Local Plan area. A waterway corridor is located across the northern
section of the site and a wetland area is located adjoining the northern and eastern
boundaries. A flood regulation line is also present through the middle of the site. The
flood regulation line and boundary of the waterway corridor create the limit to
development in the northern section of the site. The proposal has been designed to
ensure the building’s are compatible with the intended amenity of the surrounding’
area and the physical constraints that are present on site. Minimum floor heights
have been determined from Council’s Q100 flood levels that are present on the site.

The development site currently contains two buildings which are to be removed as
part of this application. 14 Elson Street contains a single detached dwelling while 31
Mann Avenue contains a duplex structure currently utilised as a multi unit dwelling.
The proposed units will be a maximum of two storeys in height and each unit will
contain three bedrooms. Each unit is provided with internal car accommodation for
one vehicle and sufficient private open space within each respective courtyard and
balcony area. The bulk and density of the development has been lessened with the
provision of three separate buildings in addition to the projections, recessions and
balconies present within the design of each structure.

One access point will cater for all vehicles movements creating a clean and
attractive development providing access to each unit’s individual private parking
space and five additional visitor car parks.

It is noted that a waterway corridor covers a large portion of the northern section of
the site. However, the natural functions present within the corridor are not to be
affected as no building work is to be undertaken within corridors boundaries. All
vegetation currently existing within the waterway corridor is to be retained. A
wetland area also exists on the northern and eastern boundary of the property
which slightly encroaches within subject site. It is considered that minima! impacts
will occur to this wetland as a result of this development as all proposed building
work has sufficient separation to the identified wetland area. It should also be noted
that the wetland area contains minimal wetland characteristics being largely a
cleared, grassed space.

The overall development of the residential units has a Gross Floor Area of 25.49% of
the site area. As demonstrated within this assessment and on the included
Development Plans, the size and scale wili satisfy the expectations of the Brisbane
City Council and all adjoining residents by complimenting the existing and future
residential scale of adjoining properties. Along with its close proximity to a major
transport route being Nudgee Road, Brisbane city bus services stops, high quality
recreation, shopping and educational facilities the developments proposed intensity
of use is consistent with City Plan outcomes.
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2.2 Suitability of Development

31 Mann Avenue & 14 Elson Road, Northgate is a very desirable location for a
residential development of this nature. The subject site is well located in close
proximity to a number of high quality shops, educational and recreational facilities
including:

- A convenience centre on the corner of Melton Road and Toombul Road.

- Alarge number of employment opportunities within surrounding industrial areas;

- The Northgate Railway Station is within 700m walking distance to the subject
site.

- Toombul Road, Nudgee Road and Melton Road provide major transport corridors.
Brisbane city bus service are present on these roads.

- There are a large number of park and open space areas surrounding the site
including Northgate Reserve, Brisbane Grammar Playing Fields.

- Northgate Primary School, Nundah Primary School, Nudgee Primary School and
Banyo School.

The greater Northgate area has a residential amenity that is largely characterlsed by
low density, well vegetated residential living.

3. Site History

3.1 Current Use of the Site

The site is currently contains two residential buildings which are to be removed as a
result of this application. 14 Elson Street contains a single detached dwelling while
31 Mann Avenue contains a duplex structure currently utilised as a multi unit
dwelling. The site’s land classification is a Low Density Residential Area.

3.2 Previous Application History

To our knowledge there have been no previous town planning applications on the
subject tand apart from the original subdivision that created the allotment. It should
be noted however that 31 Mann Avenue is currently utilized a duplex.

3.3 Pre-lodgement Advice

Formal pre-lodgement advice was not sought in relation to this application due to its
simplistic nature.

4. Site Characteristics & Context

4.1 Existing Environment

Site Dimensions

The site has an irregular shape with frontage to Mann Avenue & Elson Road of
26.827m and an average depth of 83.196m. The property has a maximum site area
of 3950m?2.
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Topography

The land concerned has a slightly sloping topography with a level of 3.82m AHD
found in the western (road frontage) corner of the site. The site then slopes are to a
height of 1.54m AHD in the north eastern corner of the property.

Structures
The site is currently contains two residential dwellings on individual lots which are to
be removed.

Vegetation
The site consists of mainly ornamental vegetation located in various areas of the site.
Where possible all existing vegetation will be retained and is envisaged to be
included in the future landscaping of the property. There are no remnant vegetation
communities onsite, however, the site is identified as having waterway and wetland
vegetation.

Flood Prone Areas or Watercourses

A Flood Regulation Line exists within the site which creates the boundary line for the
proposed residential development. A Brisbane City Council flood report for the site
identifies a maximum Q100 flood level of 3.4m. As such, all minimum habitable floor
levels have been adjusted to provide the required flood immunity.

4.2 Existing Services & Infrastructure

Water Supply

Underground water reticulation already exists to the ailotment from the
infrastructure within the Mann Avenue & Elson Road reserves. The new dwellings will
be serviced from this point.

Sewerage
Underground sewerage reticulation already exists to the allotment, constructed from
the sewerage line located through the rear of the property.

Stormwater Drainage

Stormwater drainage is achieved in the existing manner by draining the stormwater
along the natural slope of the site toward the north eastern corner being the legal
point of discharge. The proposal does not effect or hinder future development of the
site or immediate surrounds and does not require the consent of adjoining
neighbours in the completion of works.

Electricity
The site is serviced with overhead electricity services from the Mann Avenue & Elson
Road reserve. Each unit is to be provided with an individual connection.

Telecommunications

Underground telecommunication infrastructure is already constructed on site, from
within the immediate Mann Avenue & Elson Road reserve. Each unit will have an
individual connection.
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Access & Traffic '

The existing lot has direct frontage to Mann Avenue & Elson Road, which are fully
constructed, including kerb and channeling along the frontages of the site. There will
only be a minor increase in traffic as a result of this development.

4.3 Easements
There are no easements currently located upon the subject site.

4.4 Surrounding Development
The site is adjoined primarily by one and two storied timber dwellings that are also
located within the Low Density Residential Area.

4.5 Anticipated Future Development in the Area

As the site is located within a Low Density Residential Area it is considered that the
use of surrounding properties will remain the same.

5. State Planning Policies
5.1 Development and the Conservation of Agricultural Land SPP - 1/92

No agricultural land is to be affected as a result of the establishment of the proposed
use.

5.2 Development in the Vicinity of Certain Airports and Aviation Facilities
SPP -1/02

No land surrounding an aerodrome or any other aeronautical facility is to be affected
as a result of the establishment of the proposed use.

5.3 Planning and managing Development involving Acid Sulphate Soils
SPP - 2/02

No land affected by Acid Sulphate Soil is to be effected as a result of the
establishment of the proposed use.

54 Mitigating the Adverse Impacts of Flood, Bushfire and Landslide -
SPP 1/03

No land is affected by impacts of flood, bushfire and landslide as a result of the
establishment of the proposed use.
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6. Southeast Queensland Regional Plan 2005

The development site is identified under South East Queensland Regional Plan 2005
as being located within the Urban Footprint land use category.

The projected population increase, combined with the continuing trend towards
smaller households, will require an estimated 1305,000 new dwellings to be
constructed in the region between 2004 and 2026. It is widely recognised that the
continued provision of a high proportion of these dwellings at low-densities on the
urban fringe is unsustainable both in terms of land consumption and the cost of
providing urban services. To promote consolidation within the Urban Footprint, the
Regional Plan:

s sets targets by local government area for increasing the proportion of new
dwellings provided through infill or redevelopment to achieve an aggregate target
of 40 percent of all new detached and attached dwellings constructed in the
region between 2004 and 2016, increasing to 50 per cent between 2016 and
2026;

e requires major new residential developments to maximize residential yield, taking
account of location, topography and demonstrated community need;

s requires higher density residential development to be focused within and around
Regional Activity Centres and public transport nodes including TOD sites to
improve accessibility to existing and planned facilities and services.

The Regional Plan proposes a new approach based on managing rather than
responding to growth and leading the desired results through timely provision of
infrastructure and assisting employment creation. The Regional Plan states that:
“Future urban growth in SEQ will be consolidated around urban activity centres and
public transport nodes. New residential areas will be developed at densities that
support public transport services. Land and infrastructure will be

used more efficiently and economically.”

The proposal is consistent with the South East Queensland Regional Plan 2005
principles and policies in that it:

s Is efficiently using land within existing residential allotments by increasing the
residential yield of the property to a higher percentage which is currently
allowable under Brisbane City Council current requirements;

e The proposal adds to the mix of different housing types and creates a higher
density of development consistent with the current demand in the greater
Northgate area;

e The efficient provision of infrastructure and services from within the site and the
adjoining road reserves,

e The site is in close proximity to major public transport corridors being Nudgee
Road and Toombul Road while also being located within walking distance of
Northgate Railway Station, high quality public open space areas, high schools,
universities and shopping facilities; and

¢ The development incorporates a built form consistent with the character and
scale of the surrounding area;
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7. Brisbane City Plan 2000
7.1  Strategic Plan

The City Plan sets out to achieve the specific Desired Environmental Outcomes as
determined both Citywide and specific Local Plans for the respective areas. The
subject land is located within the Residential Neighbourhoods Element of the city as
depicted on the City Structure Plan, Map A contained within the City Plan. This
element represents that part of the city that had either been developed or intended
to be developed for urban purposes either residential or supporting residential.

This application is considered consistent with the Desired Environmental Outcomes of
the City Plan.

7.2 Low Density Residential Area Designation

The site is contained included in the Low Density Residential Area designation under
the City Plan. The City Plan states:

The predominant form of development is detached houses, one or two stories in
height.

The specific desired environmental outcomes include:

e Low density living environments predominantly comprise separate houses of no
more than 2 storeys.

e Neighbourhoods have a distinctive subtropical character where low rise buildings
are set in green landscape areas. Natural features such as creeks, gullies,
waterways and vegetation are retained.

e In Demolition Control Precincts pre-1946 buildings are largely retained and new
buildings reflect many of the Precincts architectural themes.

The proposal achieves the desirable environmental outcomes and is consistent with
the City Plan objectives in that it:

e Is consistent with the anticipated land uses;

e Is compatible with existing land uses and developments in proximity to the
site;

s It offers a mix of housing types through the incorporation of and additional
dwellings that reflect the demands of resident needs; and

e The site is in close proximity to major public transport corridors being Nudgee
Road and Toombul Road while also being located within walking distance of
Northgate Railway Station, high quality public open space areas, high schools,
universities and shopping facilities; and

7.3 District Local Plans

The subject site is located within the Nundah District Local Plan boundary, However
this local plan does not aiter the level of assessment prescribed in Chapter 3 of City
Plan 2000. 1t is noted that a bikeway/walkway is proposed along the rear of the site
within the waterway corridor area.
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7.4 Development Assessment Codes

The level of assessment table for Low-medium Density Residential Area designates
the following codes for assessment of the application components.

Residential Design — Low Density, Character and Low-medium Density Code

An assessment against the Residential Design - Low Density, Character and Low-
medium Density Code is provided in Appendix 3. The proposal complies with this
code.

Transport, Access Parking and Servicing Code

An assessment against the Transport, Access Parking and Servicing Code is provided
in Appendix 3. The proposal complies with this code.

Services, Works and Infrastructure Code

The site will be provided with all normal urban service infrastructure. An assessment
of this code is provided in Appendix 3. The proposal complies with this code.

Stormwater Management Code

An assessment against the Stormwater Management Code is provided in Appendix 3.
The proposal complies with this code.

Wetland Code

An assessment against the Wetland Code is provided in Appendix 3. The proposal
complies with this code.

Waterway Code

An assessment against the Waterway Code is provided in Appendix 3. The proposal
complies with this code.

Biodiversity Code

An assessment against the Biodiversity Code is provided in Appendix 3. The proposal
complies with this code.
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Community Consultation

Public comment will be sought under Section 3.2.7 of the Integrated Planning Act
1997. This application is deemed to be an Impact Assessable application and as
such requires pubic notification. Public notification will be carried out as follows:

» commence within 20 days of receipt of advice from Council

* place a notice on the principal road frontage of the land on which it is intended to
carry out the development in accordance with the Integrated Planning Act

e publish a notice in a newspaper circulating generally in the Brisbane City area
(such as the Courier Mail, Sunday Mail or The Australian)

e Give a letter to the owners of all adjoining land in accordance with the Integrated
Planning Act

* A statement of compliance is to be submitted to Council upon completion of the
public notification period, indicating how the public notification requirements have
been complied with.

A minimum of 15 business days will be allowed between the closing date for lodging
comments, and the time the notice is placed on the land or a letter is given to all
adjoining owners (whichever is the later).

Technical Reports

In conjunction with this Development Assessment Report, a number of technical
reports have been prepared by specialist consultants to support the proposal. These
reports are attached to this Development Assessment Report.

The key issues derived from these reports are outlined below:
Environmental Traffic Noise Level Study (David Moore & Associates Pty Ltd)
Key management issues for the proposal’s noise issues:

o The daytime noise omitted from the adjacent industrial area is within the daytime
noise level limits.

o No industrial activities were determined to be undertaken at nighttime.

o 2.1 metre high acoustic barrier is required adjoining the driveway area on the
western boundary to mitigate the effects of onsite vehicle activities on the
adjoining residence.

Site Based Stormwater Management Plan (Swaan Consulting Pty Ltd)

Key management issues for the proposal’s stormwater assessment issues:

o An Erosion and Sediment Control Plan will be implemented during the
construction phase of the proposal;

o Stormwater discharged from the site will be subject to the following water quality
treatments:
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» Buffer Strips — Vegetated strips of turf where sheet flow will be dissipated
and infiltrated into the ground;
=  Swales — Will be utilized to convey stormwater in lieu of or with
underground pipe drainage systems.
o Water tanks will also be provided for each unit. The water tanks will be 3000

litres in size.

10. Referrals

The proposed development does not require referral to any Referral Agency under
the Integrated Planning Regulations.

11. Environmentally Relevant Activities

The proposed development does not constitute an Environmentally Relevant Activity
under the Environmental Protection Regulations.
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Conclusions

This proposed development is in accordance with the intent of the area classification
and adjoining land uses as determined under the Planning Scheme along with the
identified local and site specific needs.

We are of the opinion that the proposed development is suitable for the subject site
as its size, scale and design is consistent with surrounding properties and Council’s
requirements for the greater Northgate area. The proposed new dwelling units have
been specifically designed for their intended location as they take into consideration
the general architectural themes of the surrounding properties and the adjoining
residents amenity and aspirations.

The development is consistent with good planning outcomes and caters for the future
residential needs of the city of Brisbane.

This report has addressed all significant issues considered by Council relevant to this

development, and trust this application will be given the utmost consideration in
Councils comprehensive assessment.

The benefits of the proposed development far outweigh the impacts of the project, as
all associated outcomes can be suitably managed.

In consideration of these matters, it is the opinion of this report that this application
should be approved.

00o0
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Appendix

1. Subject Site location from UBD
2. Photographs of Subject Site
3. Assessment of applicable codes.

Drawings and Plans Submitted for Approval

1. Multi-unit dwelling plans prepared by Dowroyle Master Building Designers
Drawings C7019 TP1 - 32;

2. Site Based Stormwater Management Plan prepared by Swaan Consulting Pty Ltd;

3. Environmental Industrial Noise Assessment prepared by David Moore &
Associates — Environmental Acoustic Consultants.

1. Subject Site from UBD

Brisbane
Grammar
Playing
Fields
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2. Photographs of Subject Site

Frontage of 31 Mann Avenue (Multi Unit Dwelling)

e ]
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Frontage of 14 Elson Street

it

Eastern Boundary of Subject Site
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Rear Section of the Subject Site. The Fence Line is in the Approximate Location of Flood Regulation Line

e e
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Adjoining Parkland Area along the boundary of Lot 58 on RP34599 & 59 on RP34599
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Adjoining Dwelling at 8 Eison Road
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