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ttmgroup.com.au TTM Consulting Pty Ltd 
ABN  65 010 868 621 

P  07 3327 9500 
E   ttmbris@ttmgroup.com.au 

PO Box 12015  
Brisbane QLD 4003 

26 February 2018 
Our Ref: 17BRA0083 L01_1 
Your Ref: 

 
Attention:  Ioanna Philippides 
 
c/- Victor G Feros Town Planning Consultants 
195 Dornoch Terrace 
Highgate Hill, Qld 4101 
 
Dear Ioanna, 
 
RE:    Acoustic Assessment of Basement Car Park Roller Door – 16-20 Woodcliffe Crescent, Woody Point 

TTM was engaged by Ioanna Philippides to undertake an acoustic assessment of the proposed basement car 
park roller door for the residential development located at 16-20 Woodcliffe Crescent, Woody Point. This is 
in response to the Moreton Bay Regional Council Information Request (dated 5 October, 2017) item 5 
Acoustic Amenity. 

The assessment is based on the following information:   

1. Moreton Bay Regional Council Information Request (dated 5 October, 2017) item 5 Acoustic Amenity. 

2. Noise criteria as outlined in Section 2. 

3. Noise measurements and calculations conducted by TTM. 

4. Development plans as shown in Appendix A. 

 

1. Noise Measurements 

Unattended noise monitoring was conducted during the period of 1st December 2017 and 13th December 
2017 to establish the existing ambient noise levels at the site location. The location of the noise monitor is 
shown in Figure 1. The monitor was in a position considered representative of the current ambient noise 
levels experienced in the vicinity of the site with consideration to access and security requirements. 
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Figure 1: Location of Unattended Noise Monitor 

  

The unattended noise monitor (ARL EL315 S/N: 15-302-489) was positioned in a free-field position and was 
set to measure statistical noise levels in “A” weighting, “Fast” response, over 15 minute intervals. The 
weather conditions during the unattended noise monitoring period included some rainfall, and data from 
these days has been excluded from the results. The monitor was calibrated before and after the 
measurement period with no significant drift from the reference signal noted. Noise measurements were 
conducted in accordance with Australian Standard AS1055:19971. 

The results of the noise monitoring are shown in Table 1. The Rating Background Level (RBL) was determined 
in accordance with the Moreton Bay Regional Council (MBRC) Planning Scheme Policy – Noise. Graphical 
presentation of the measured levels is shown in Appendix B. 

Table 1: Unattended Noise Monitoring Results 

TTime Period  MMeasured Noise Levels, dB(A)  

RRBL LL990 Leq 

Daytime (7am – 6pm) 44 59 

Evening (6pm – 10pm) 43 60 

Night time (10pm – 7am) 37 51 

Noise levels associated with typical on-site activities were taken from similar investigations conducted by 
TTM. All measurements were conducted generally in accordance with Australian Standard AS1055. 

 

                                                      
1 AS 1055.1:1997. Acoustics - Description and measurement of environmental noise - General procedures. 

Site 

Unattended Noise 
Monitoring Location 
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22. Noise Criteria 

The proposed development is to be assessed under the superseded Redcliffe City Planning Scheme 2005. 
This planning scheme requires acoustic assessment in accordance with the Environmental Protection (Noise) 
Policy 2008 (EPP2008). Details of the criteria and established noise limits are presented in the following 
sections. 

2.1 EPP 2008 - Acoustic Quality Objectives 

Table 2 presents the acoustic quality objectives as detailed in Schedule 1 of the EPP2008.  

Table 2: Acoustic Quality Objectives (EPP2008) 

Sensitive Receiver  Time of Day  Acoustic Quality Objectives, dB(A)  

LAeq,adj,1hr LA10,adj,1hr LA1,adj,1hr 

Dwelling 
(Outdoors) 

Day and Evening 
(7am – 10pm) 

50 55 65 

Dwelling 
(Indoors) 

Day and Evening 
(7am – 10pm) 

35 40 45 

Night 
(10pm – 7am) 

30 35 40 

 
2.2 EPP 2008 - Background Creep 

This criterion is to prevent background noise progressively increasing or creeping higher over time with the 
establishment of new developments in a locality. EPP2008 states that:  

1. This section states the management intent for an activity involving noise.  

2. To the extent that it is reasonable to do so, noise from an activity must not be—  

a. for noise that is continuous noise measured by LA90,T—more than nil dB(A) greater than the existing 
acoustic environment measured by LA90,T; or  

a. for noise that varies over time measured by LAeq,adj,T—more than 5dB(A) greater than the existing 
acoustic environment measured by LA90,T.  

In accordance with the Environmental Protection Regulation 2008, the time period (T) is considered to be a 
time interval of at least 15 minutes.   
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The Background Creep criteria for steady-state and transient noise sources are stated in Table 3. 

Table 3: Background Creep Noise Limits at Noise Sensitive Properties (EPP2008) 

TTime Period  SSteady--SState Noise 
EEmission Criteria, dB(A)  

TTime Varying Noise 
EEmission Criteria, dB(A)  

LLA90,T  LLAeq,T  

Day (7am – 6pm) 44 49 

Evening (6pm – 10pm) 43 48 

Night (10pm – 7am) 37 42 

 

 

33. Noise Analysis 

An assessment of the proposed basement car park door was conducted to determine the potential impacts 
at the nearest sensitive receivers. 

2.3 Nearest Sensitive Receivers 

This assessment will focus on the nearest sensitive receivers as outlined below and shown in Figure 2: 

Receiver 1: Residential tower located to the west of the site. 

Figure 2:  Noise Sensitive Receivers 

  
If compliance can be achieved at Receiver 1, all remaining sensitive receivers are predicted to comply. 

 

Site 

Approximate car 
park door location 

Receiver 1 
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22.4 Noise Source Levels 

The basement car park door is proposed to be a fire-rated automatic roller shutter. This door is proposed to 
be the same or similar to a Mirage Doors S75 Fire Resistant Roller Shutter. Sound level measurements were 
taken of this door in operation on 5th December, 2017 at ‘Unison’ apartments at 12 Longland Street, 
Newstead. Table 4 presents the results of the measured sound levels. 

Table 4: Measured Sound Levels – Roller Shutter 

Source Description 
Measured Sound Level at 1m  

dB(A)  
Measured 
Duration 

(sec) LAeq,T LA10,T LA1,T 

Roller shutter door 
(Mirage Doors S75) 69 73 79 14 

 
2.5 Predicted Noise Levels at Receivers 

The predicted noise levels at the nearest receiver were based on the following assumptions: 

Existing solid barrier located along the western boundary of approximately 2m height. 

Distance attenuation along direct line of sight between roller door and nearest sensitive receiver. 

Awning above the basement car park entrance providing a noise barrier to the adjacent receiver. A 
minimum sound reduction of Rw15 is recommended, providing a minimum 10dB noise reduction. 

The predicted acoustic quality objective noise levels for the proposed car park door at Receiver 1 are 
presented in Table 5. The criteria for day/evening periods is specified in the table heading, with the night 
time indoor criteria shown in brackets. 

Table 5: Acoustic Quality Objective Noise Predictions 

Receiver  
Noise Source  

Predicted Noise Level, dB(A)  

LAeq, 1hr LA10, 1 hr LA1, 1hr 

Outdoors  Indoors  Outdoors  Indoors  Outdoors  Indoors  

Criteria  50  35 (30)  55  40 ((35) 65  45 (40)  

1 Roller Shutter 
Door 35 30 39 34 45 40 

Table 6 presents the predicted background creep noise levels at the nearest receiver. 

Table 6: Background Creep Noise Predictions 

Receiver  Noise Source 
Predicted External 

Noise Level LAeq 
dB(A) 

Complies with external criteria?  

Day  Evening  Night  

49dB(A)  48ddB(A) 42ddB(A) 

1 
Roller Shutter 
Door 35    
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Noise levels are predicted to comply with the relevant noise criteria at the nearest sensitive receiver during 
all time periods. Sample calculations are included in Appendix C. 

44. Recommendations 

The following measures are recommended to achieve predicted compliance with the relevant criteria and 
minimise noise annoyance: 

Awning at car park entrance as shown in Figure 3. The awning is to achieve a minimum sound reduction 
of Rw15. For example, this can be achieved with a profiled metal sheet structure. 

Figure 3: Recommended Awning at Car Park Entrance 

 

Roller door motor located on the inside of the roller door (i.e. inside the basement entrance). 

Any speed humps should be bitumen, concrete (as part of the slab) or rubber, not metal.  

Any grates or other protective covers in the car park and access driveways must be rigidly fixed in 
position to eliminate movement and be maintained. 

5. Conclusion 

An acoustic assessment of the proposed basement car park roller door was undertaken for the residential 
development located at 16-20 Woodcliffe Crescent, Woody Point. Compliance with the relevant noise criteria 
is predicted with the implementation of the recommendations outlined in Section 4. 

We trust this information meets your requirements. Should you have any queries please do not hesitate to 
contact TTM.  

Yours faithfully, 

       
Steve Yorke        
Lead Consultant – Acoustics      
TTM 

Reviewed by Jason Fox – Lead Consultant  

Awning to extend at 
driveway grade to 
next grade change 
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AAppendix A – Development Plans 
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Appendix B – Unattended Noise Monitoring Graphs 
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AAppendix C – Sample Calculations 
 

 

Distance to R
Noise Source Duration Leq Events Leq period R1

1 hour 0

Roller shutter door 69 69 16
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0

Noise level after Distance loss
Roller shutter door 45

0 #NUM!
0 #NUM!
0 #NUM!
0 #NUM!
0 #NUM!
0 #NUM!
0 #NUM!
0 #NUM!
0 #NUM!
0 #NUM!
0 #NUM!

Shielding losses (building, barrier etc)
Roller shutter door 10

0 0
0 0
0 0
0 0
0 0
0 0
0 0
0 0
0 0
0 0
0 0

Noise Level at Receiver R1
Roller shutter door 35
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ttmgroup.com.au TTM Consulting Pty Ltd 
ABN  65 010 868 621 

P  07 3327 9500 
E   ttmbris@ttmgroup.com.au 

PO Box 12015  
Brisbane QLD 4003 

22 August 2018 
Our Ref: 17BRA0083 L02_1 
Your Ref: 

 
Attention:  Ioanna Philippides 
 
c/- Victor G Feros Town Planning Consultants 
195 Dornoch Terrace 
Highgate Hill, Qld 4101 
 
Dear Ioanna, 
 
RE: Acoustic Assessment of Rooftop Communal Area – 16-20 Woodcliffe Crescent, Woody Point 

TTM was engaged by Ioanna Philippides to undertake an acoustic assessment of the rooftop communal area 
for the proposed residential development located at 16-20 Woodcliffe Crescent, Woody Point. This is in 
response to the Moreton Bay Regional Council Additional Information Requirements (dated 19 April, 2018) 
item 7 Acoustic Amenity. 

The assessment is based on the following information:   

1. Moreton Bay Regional Council Additional Information Requirements (dated 19 April, 2018) item 7 
Acoustic Amenity. 

2. Noise criteria as outlined in Section 2. 

3. Noise measurements and calculations conducted by TTM. 

4. Development plans as shown in Appendix A. 

 

1. Noise Measurements 

Unattended noise monitoring was conducted during the period of 1st December 2017 and 13th December 
2017 to establish the existing ambient noise levels at the site location. The location of the noise monitor is 
shown in Figure 1. The monitor was in a position considered representative of the current ambient noise 
levels experienced in the vicinity of the site with consideration to access and security requirements. 
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Figure 1: Location of Unattended Noise Monitor 

  

The unattended noise monitor (ARL EL315 S/N: 15-302-489) was positioned in a free-field position and was 
set to measure statistical noise levels in “A” weighting, “Fast” response, over 15 minute intervals. The 
weather conditions during the unattended noise monitoring period included some rainfall, and data from 
these days has been excluded from the results. The monitor was calibrated before and after the 
measurement period with no significant drift from the reference signal noted. Noise measurements were 
conducted in accordance with Australian Standard AS1055:19971. 

The results of the noise monitoring are shown in Table 1. The Rating Background Level (RBL) was determined 
in accordance with the Moreton Bay Regional Council (MBRC) Planning Scheme Policy – Noise. Graphical 
presentation of the measured levels is shown in Appendix B. 

Table 1: Unattended Noise Monitoring Results 

TTime Period  MMeasured Noise Levels, dB(A)  

RRBL L990 Leq 

Daytime (7am – 6pm) 44 59 

Evening (6pm – 10pm) 43 60 

Night time (10pm – 7am) 37 51 

Noise levels associated with typical on-site activities were taken from similar investigations conducted by 
TTM. All measurements were conducted generally in accordance with Australian Standard AS1055. 

 

                                                      
1 AS 1055.1:1997. Acoustics - Description and measurement of environmental noise - General procedures. 

Site 

Unattended Noise 
Monitoring Location 
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22. Noise Criteria 

The proposed development is to be assessed under the superseded Redcliffe City Planning Scheme 2005. 
This planning scheme requires acoustic assessment in accordance with the Environmental Protection (Noise) 
Policy 2008 (EPP2008). Details of the criteria and established noise limits are presented in the following 
sections. 

2.1 EPP 2008 - Acoustic Quality Objectives 

Table 2 presents the acoustic quality objectives as detailed in Schedule 1 of the EPP2008.  

Table 2: Acoustic Quality Objectives (EPP2008) 

Sensitive Receiver  Time of Day  Acoustic Quality Objectives, dB(A)  

LAeq,adj,1hr LA10,adj,1hr LA1,adj,1hr 

Dwelling 
(Outdoors) 

Day and Evening 
(7am – 10pm) 

50 55 65 

Dwelling 
(Indoors) 

Day and Evening 
(7am – 10pm) 

35 40 45 

Night 
(10pm – 7am) 

30 35 40 

 
2.2 EPP 2008 - Background Creep 

This criterion is to prevent background noise progressively increasing or creeping higher over time with the 
establishment of new developments in a locality. EPP2008 states that:  

1. This section states the management intent for an activity involving noise.  

2. To the extent that it is reasonable to do so, noise from an activity must not be—  

a. for noise that is continuous noise measured by LA90,T—more than nil dB(A) greater than the existing 
acoustic environment measured by LA90,T; or  

a. for noise that varies over time measured by LAeq,adj,T—more than 5dB(A) greater than the existing 
acoustic environment measured by LA90,T.  

In accordance with the Environmental Protection Regulation 2008, the time period (T) is considered to be a 
time interval of at least 15 minutes.   
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The Background Creep criteria for steady-state and transient noise sources are stated in Table 3. 

Table 3: Background Creep Noise Limits at Noise Sensitive Properties (EPP2008) 

TTime Period  SSteady--SState Noise 
EEmission Criteria, dB(A)  

TTime Varying Noise 
EEmission Criteria, dB(A)  

LLA90,T  LLAeq,T  

Day (7am – 6pm) 44 49 

Evening (6pm – 10pm) 43 48 

Night (10pm – 7am) 37 42 

 

33. Noise Analysis 

An assessment of the proposed rooftop communal area was conducted to determine the potential impacts 
at the nearest sensitive receivers. 

2.3 Nearest Sensitive Receivers 

This assessment will focus on the nearest sensitive receivers as outlined below and shown in Figure 2: 

Receiver 1: Residential tower located to the west of the site. 

Figure 2:  Noise Sensitive Receivers 

  
If compliance can be achieved at Receiver 1, all remaining sensitive receivers are predicted to comply. 

The top floor apartments of Receiver 1 are expected to be at a similar or lower floor level compared to the 
rooftop deck level as indicatively illustrated in Figure 3. 

 

Site Receiver 1 
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Figure 3: Indicative vertical orientation of adjacent building 

 

The nearest onsite residential units are shielded from the rooftop communal area by the rooftop floor deck 
as identified in Figure 4, in addition to the solid balustrading around the perimeter of the communal areas. 
Onsite units are not expected to be adversely impacted by rooftop communal area activities. 

Figure 4: Rooftop floor extents shielding units below 

 

 

LEGEND  

Rooftop floor extents 
shielding units below 
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22.4 Noise Source Levels 

The proposed rooftop communal spaces consist of pergola areas over BBQ facilities, grassed zones, pool and 
spa. The previous design included a proposed open-air cinema. This has been removed. Table 4 presents the 
typical noise sources associated with the communal rooftop area. 

Table 4: Rooftop Communal Area Noise Sources 

Noise Source 
Description 

Noise Level at 1m  dB(A)  Measured 
Duration 

(sec)  

Assessment 
Duration 

LAeq,T LA10,T LA1,T 

Conversation 65 68 70 60 Continuous 

Crowd noise 71 74 80 60 Continuous 

 
2.5 Predicted Noise Levels at Receivers 

The predicted noise levels at the nearest receiver were based on the following assumptions: 

Conversation noise was assumed to be continuous over the period and based on a ‘male’ voice with 
‘raised’ vocal effort as reported in published data contained in Harris, C.M., Handbook of Acoustical 
Measurements and Noise Control – 3rd ed. Ch 16.3, Mc Graw-Hill Inc, 1991. 

The crowd noise level is based on the published paper ‘Prediction of Noise from Small to Medium Sized 
Crowds’, Hayne et al., Acoustics 2011 and is assumed to be continuous over the period. 

The nearest communal congregation area to Receiver 1 is at the south-western pergola area of the 
rooftop. The pergola area situated in the middle of the roof is screened to Receiver 1 by the stairwell 
and common lobby.  

Predictions from the south-western communal area closest to Receiver 1, include attenuation from the 
1.8 metre high solid wall along western edge (as shown on the architectural plans). 

Receiver location at nearest façade of receiver. 

Noise attenuation of 7dB through an open window at a receiver for internal noise level predictions.  It is 
noted that between 15dB to 20dB could be expected to be achieved through a closed window or door. 

No use of rooftop area during the night time hours 10pm-7am. 

The predicted acoustic quality objective noise levels at Receiver 1 are presented in Table 5. The criteria for 
day/evening periods is specified in the table heading. Sample calculations are included in Appendix C. 
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Table 5: Acoustic Quality Objective Noise Predictions – Receiver 1 

SSource 
LLocation  

NNoise Source  

PPredicted NNoise Level at Receiver 1  
ddB(A)  

LLAAeq, 1hr LA10, 1 hr LA1, 1hr 

Outdoors  Indoors  Outdoors  Indoors  Outdoors  Indoors  

Criteria  50  35  55  40  65  45  

Nearest 
communal 
area 

Conversation 34 27 37 30 39 32 

Crowd noise 40 33 43 36 49 42 

Pool area 
Conversation 36 29 39 32 41 34 

Crowd noise 42 35 45 38 51 44 

Noise levels are predicted to comply with the relevant noise criteria at the nearest sensitive receiver during 
the day / evening period. 

Table 6 presents the predicted background creep noise levels at the nearest receiver. 

Table 6: Background Creep Noise Predictions – Receiver 1 

Source 
Location  Noise Source 

Predicted External 
Noise Level LAeq 

dB(A) 

Complies with external criteria?  

Day  Evening  Night  

49dB(A)  48ddB(A) 42ddB(A) 

Nearest 
communal 

area 

Conversation 34   N/A 

Crowd noise 40   N/A 

Pool area 
Conversation 36   N/A 

Crowd noise 42   N/A 

 

Noise levels are predicted to comply with the relevant noise criteria at the nearest sensitive receiver.  

 

4. Recommendations 

The following measures are recommended to achieve predicted compliance with the relevant criteria and 
minimise noise annoyance: 

No use of rooftop area during the night time hours 10pm-7am. 

The 1.8 metre high wall along the western edge of the rooftop area, as shown on the architectural plans, 
is to be a solid wall (no gaps, holes – except as required for drainage), and is expected to be of masonry 
construction. 
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55. Conclusion 

An acoustic assessment of the rooftop communal area was undertaken for the proposed residential 
development located at 16-20 Woodcliffe Crescent, Woody Point. Compliance with the relevant noise 
criteria is predicted with the implementation of the recommendations outlined in Section 4. 

We trust this information meets your requirements. Should you have any queries please do not hesitate to 
contact TTM.  

Yours faithfully, 

       
Steve Yorke        
Lead Consultant – Acoustics      
TTM 

Reviewed by Jason Fox – Lead Consultant  
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AAppendix A – Development Plans 
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Appendix B – Unattended Noise Monitoring Graphs 
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AAppendix C – Sample Calculations 
 

 

Distance to R
Noise Source Duration Leq Events Leq period R1

0

0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0

Nearest open pergola 0 0 0 #NUM! 0
Conversation (raised voice) 60 65 60 65 16
Crowd noise 60 71 60 71 16
Pool 0 0 0 #NUM! 0
Conversation (raised voice) 60 65 60 65 27
Crowd noise 60 71 60 71 27

0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0
0 0 0 0 #NUM! 0

Noise level after Distance loss
0 #NUM!
0 #NUM!
0 #NUM!

Nearest open pergola #NUM!
Conversation (raised voice) 41
Crowd noise 47
Pool #NUM!
Conversation (raised voice) 36
Crowd noise 42

0 #NUM!
0 #NUM!
0 #NUM!

Shielding losses (building, barrier etc)
0 0
0 0
0 0

Nearest open pergola 0
Conversation (raised voice) 7
Crowd noise 7
Pool 0
Conversation (raised voice) 0
Crowd noise 0

0 0
0 0
0 0

Noise Level at Receiver R1
0 #NUM!
0 #NUM!
0 #NUM!

Nearest open pergola #NUM!
Conversation (raised voice) 34
Crowd noise 40
Pool #NUM!
Conversation (raised voice) 36
Crowd noise 42
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SLR Consulting Australia Pty Ltd Level 2, 15 Astor Terrace Spring Hill QLD 4000 Australia

(PO Box 26 Spring Hill QLD 4004)   +61 7 3858 4800   +61 7 3858 4801

E: brisbane@slrconsulting.com   www.slrconsulting.com
ABN 29 001 584 612 

17 May 2018 

620.12227-L03-v0.1.docx 

Victor G Feros Towns Planning Consultants 
195 Dornoch Terrace 
HIGHGATE HILL  QLD  4101 

Attention:  Victor Feros 

Dear Victor 

16-20 Woodcliffe Crescent, Woody Point 
Response to Moreton Bay Regional Council – Additional Information 
Requirements 

Moreton Bay Regional Council issued a letter titled Additional Information Requirements on 19 April 
2018, regarding the proposed development at the subject site located at 16-20 Woodcliffe Crescent, 
Woody Point. 

A response to the stormwater issue is provided below. 

Development Engineering  

9. Item 8 of Council’s information request Letter has not been satisfactorily addressed.  The 
information provided by the applicant only outlines that stormwater is to be discharged to 
Moreton Bay via bioretention system.  Approval from the state authority has not been provided 
for the proposed discharge as requested in Item 8. 

The previously provided Stormwater Management Plan (Cardno Aug 2017) does not include 
concept stormwater infrastructure layout.  The concept layout plan requested in Item 8 of 
Council’s Information Request has not been provided.  The plan was requested for the purpose 
of identifying a lawful point of discharge and the location of stormwater quality treatment 
devices. It is not clear if it is feasible for stormwater to be discharged to Moreton Bay, given no 
approval has been provided to Council from the relevant state authority.  It is not clear if 
stormwater can be lawfully discharged given the lack of underground infrastructure in the 
immediate vicinity of the development site and partial fall of the site towards Moreton Bay.  The 
site has been raised to achieve a flood planning level of 3.4 mAHD which provides some 
opportunity for discharge to Woodcliffe Crescent. 

The response to information request outlines that stormwater is to be treated to achieve quality 
objectives, via bio-retention prior to discharge. The bio-retention basin location has not been 
identified on any plan.  The bio-retention area must be accessible for maintenance purposes 
and within common property.  It is also unclear how a bio-retention basin will be able to fit 
vertically with regards to ceiling level of the basement, as a bio retention basin at the rear of the 
site will encroach vertically into parking areas and inhibit vertical clearance to vehicles. 
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Victor G Feros Towns Planning Consultants
16-20 Woodcliffe Crescent, Woody Point
Response to Moreton Bay Regional Council

17 May 2018
620.12227-L03-v0.1.docx

Page 2

SLR Consulting Australia Pty Ltd 

Based on the above, provide further information, including a site based concept stormwater 
management layout plan to address the above matters.  Where a point of discharge is retained 
to Moreton Bay, consent of the relevant state authority must also be provided. Alternatively, a 
revised discharge arrangement to Woodcliffe Crescent should be proposed. 

Amended proposal plans should also be provided, illustrating the proposed bio-retention area. 
This should include an amended site plan and a cross section drawing, showing suitable vertical 
clearance can be provided between the basin and the basement ceiling. 

Response: A meeting was held with Council officers on 3 May 2018 to discuss the issues raised in 
the Additional Information Requirements. It was agreed that since the area of the subject site is less 
than 2,500 m² and the proposed use is multi-level residential, a detailed Stormwater Management 
Plan is not required for the proposed development.  Thus, it is no longer proposed to construct a 
bioretention basin as part of the development. 

Stormwater runoff from car parks and vehicle manoeuvring areas at ground level will be directed to 
grass swales or vegetated areas where possible, prior to discharge to the stormwater collection 
system within the site. 

It is proposed to collect the stormwater runoff from the development and discharge it to an existing 
stormwater outlet adjacent to the subject site.  The existing stormwater infrastructure located in the 
Council-owned land in the property to the east of the site is shown in Figure 1 (circled in red). The 
size and invert levels of the two stormwater pipes shown in Figure 1 need to be confirmed through 
survey.  However, Council records indicate that the pipe in the south-west corner of the Council-
owned land is a 300 mm diameter pipe, while the one along the eastern boundary is a 450 mm
diameter pipe. 

Thus, a stormwater pipe from the proposed development will discharge to one of these outlet 
locations.  The final design of the stormwater outlet will be determined as part of the detailed design. 

ITEM 2.2 - DEVELOPMENT APPLICATION FOR MATERIAL CHANGE OF USE - DEVELOPMENT PERMIT FOR  
MULTIPLE DWELLING (33 DWELLINGS)  (SUPERSEDED PLANNING SCHEME) LOCATED AT 16-20 WOODCLIFFE 
CRESCENT, WOODY POINT - DIVISION 6  (Cont.)

Moreton Bay Regional Council 

COORDINATION COMMITTEE MEETING 
9 October 2018

 
 PAGE 57 

Supporting Information

COORDINATION COMMITTEE MEETING 
9 October 2018

PAGE 57 
Supporting Information



Victor G Feros Towns Planning Consultants
16-20 Woodcliffe Crescent, Woody Point
Response to Moreton Bay Regional Council

17 May 2018
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SLR Consulting Australia Pty Ltd 

Figure 1.  Existing Stormwater Infrastructure (Source: Moreton Bay Regional Council)

Yours sincerely 

MICHAEL DELLA 
Technical Director - Water Advisory 

Subject 
Site
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RA6-N

Page 1 of 5

South East Queensland (North) regional 
office
Mike Ahern Building, Level 3, 12 First 
Avenue, Maroochydore
PO Box 1129, Maroochydore  QLD  4558

SARA reference: 1709-1586 SRA
Council reference: DA/34871/2017/V2M
Applicant reference: VGF-3810

15 March 2018

The Chief Executive Officer
Moreton Bay Regional Council
PO Box 159
Caboolture  Qld  4510
mbrc@moretonbay.qld.gov.au

Dear Sir

Referral agency response—with conditions
(Given under section 56 of the Planning Act 2016)

The development application described below was properly referred to the Department of State 
Development, Manufacturing, Infrastructure and Planning on 3 October 2017.

Applicant details

Applicant name: Ms. I. Philippides

Applicant contact details: 195 Dornoch Terrace
Highgate Hill QLD 4101
brisbane@ferosplanning.com.au

Location details

Street address: 16-20 Woodcliffe Crescent, Woody Point

Real property description: 1RP195591

Local government area: Moreton Bay Regional Council

Application details

Development permit Material Change of Use for Multiple Dwelling (33 units)

Referral triggers

The development application was referred to the department under the following provisions of the

Planning Regulation 2017:

• 10.17.3.6.1 Tidal works or work in a coastal management district
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Department of State Development, Manufacturing, Infrastructure and Planning Page 2 of 5

Conditions
Under section 56(1)(b)(i) of the Planning Act 2016 (the Act), the conditions set out in Attachment 1 must 
be attached to any development approval.

Reasons for decision to impose conditions
The department must provide reasons for the decision to impose conditions. These reasons are set out in 
Attachment 2.

Approved plans and specifications
The department requires that the plans and specifications set out below and enclosed must be attached 
to any development approval.

Drawing/report title Prepared by Date Reference no. Version/issue

Aspect of development: Material change of use

Basement Floor Plan AEV Architects 26/02/2018 DA202 G

Level One (Ground Floor Plan) AEV Architects 26/02/2018 DA203 G

Elevation AEV Architects 22/02/2018 DA210 F

Section AEV Architects 22/02/2018 DA215 F

Section AEV Architects 22/02/2018 DA216 F

A copy of this response has been sent to the applicant for their information.

For further information please contact Tom Kasauskas, Senior Planning Officer, on 53529717 or via 
email SEQNorthSARA@dilgp.qld.gov.au who will be pleased to assist.

Yours sincerely

Garth Nolan
Manager (Planning)

cc Ms. I. Philippides, brisbane@ferosplanning.com.au

enc Attachment 1—Conditions to be imposed
Attachment 2—Reasons for decision to impose conditions
Approved plans and specifications 
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Attachment 1—Conditions to be imposed

No. Conditions Condition timing

Material change of use

10.17.3.6.1—The chief executive administering the Planning Act 2016 nominates the Director-General of 
the Department of Environment and Science to be the enforcement authority for the development to 
which this development approval relates for the administration and enforcement of any matter relating to 
the following condition(s):

1.
The proposed seawall and development setbacks from the seaward 
boundary must be provided generally in accordance with the following 
plans:

• Basement Floor Plan, prepared by AEV Architects, dated 
26/02/2018, reference DA202 revision G

• Level One (Ground Floor Plan), prepared by AEV Architects, 
dated 26/02/2018, reference DA203, revision G

• Elevation, prepared by AEV Architects, dated 22/02/2018, 
reference DA210, revision F

• Section, prepared by AEV Architects, dated 22/02/2018, 
reference DA215, revision F

• Section, prepared by AEV Architects, dated 22/02/2018, 
reference DA216, revision F

Prior to the 
commencement of use 
and to be maintained at 
all times

2.
For the proposed works, only use clean materials and ensure that the 
works do not cause contamination.

For the duration of the 
works

3.
Erosion and sediment control measures which are in accordance with 
Best Practice Erosion and Sediment Control (BPESC) guidelines for 
Australia (International Erosion Control Association), are to be installed 
and maintained to prevent the release of sediment to tidal waters.

For the duration of the 
works

4.
Submit “As Constructed drawings” to palm@ehp.qld.gov.au or mail to:

Department of Environment and Science

Permit and License Management

Implementation and Support Unit

GPO Box 2454

Brisbane Qld 4001

Within two (2) weeks of 
the completion of the 
works

5.
(a) In the event that the works cause disturbance or oxidisation of acid 

sulfate soil, the affected soil must be treated and thereafter 
managed (until the affected soil has been neutralised or contained) 
in accordance with the current Queensland Acid Sulfate Soil 
Technical Manual: Soil management guidelines, prepared by the 

(a) Upon disturbance or 
oxidisation until the 
affected soil has been 
neutralised or 
contained.
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Department of Science, Information Technology, Innovation and 
the Arts, 2014.

(b) Certification by an appropriately qualified person, confirming that 
the affected soil has been neutralised or contained, in accordance 
with (a) above is to be provided to palm@ehp.qld.gov.au or mailed 
to:

Department of Environment and Science

Permit and License Management

Implementation and Support Unit

GPO Box 2454

Brisbane Qld 4001

(b) At the time the soils 
have been neutralised 
or contained.
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Attachment 2—Reasons for decision to impose conditions

The reasons for this decision are:
• To ensure the development is carried out generally in accordance with the plans of development 

submitted with the application.

• To ensure the development avoids or minimises adverse impacts on coastal resources and their 
values.

• To allow for compliance in relation to what is considered generally in accordance with the 
approved plans when preliminary plans are submitted with the application.  Development 
inconsistent with the approval may have an impact on coastal management that was not 
considered in assessment.

• To ensure any disturbance to acid sulfate soils is managed to prevent impacts to coastal 
environments.

Findings on material questions of fact
• The subject land is within the coastal management district and partly within an erosion prone area.
• The proposed development is a material change of use for a multiple dwelling (33 units).
• The proposed development involves building work partly within the erosion prone area.
• The development application demonstrates that, with relevant development conditions imposed, the 

development will comply with the purpose statement of State code 8 of the State Development 
Assessment Provisions. 

• The development therefore complies with the relevant assessment benchmarks as per the Planning 
Regulation 2017.

Evidence or other material on which the findings were based
• Development application
• Response to further advice notice
• State Development Assessment Provisions published by the Department of State Development, 

Manufacturing, Infrastructure and Planning
• Planning Act 2016
• Planning Regulation 2017
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South East Queensland (North) regional 
office
Mike Ahern Building, Level 3, 12 First 
Avenue, Maroochydore
PO Box 1129, Maroochydore  QLD  4558

Department of State Development, Manufacturing, Infrastructure and Planning
Statement of reasons for application 1709-1586 SRA
 (Given under section 56 of the Planning Act 2016)

Departmental role: Referral agency

Applicant details

Applicant name: Ms. I. Philippides

Applicant contact details: 195 Dornoch Terrace
Highgate Hill QLD 4101
brisbane@ferosplanning.com.au

Location details

Street address: 16-20 Woodcliffe Crescent, Woody Point

Real property description: 1RP195591

Local government area: Moreton Bay Regional Council

Development details

Development permit Material Change of Use for Multiple Dwelling (33 units)

Assessment matters

Aspect of development 
requiring code assessment

Applicable codes

1. Material change of use State Development Assessment Provisions, State code 8: Coastal 
development and tidal works

Reasons for the department’s decision
The reasons for the decision are:

• To ensure the development is carried out generally in accordance with the plans of development 
submitted with the application.

• To ensure the development avoids or minimises adverse impacts on coastal resources and their 
values.

• To allow for compliance in relation to what is considered generally in accordance with the 
approved plans when preliminary plans are submitted with the application.  Development 
inconsistent with the approval may have an impact on coastal management that was not 
considered in assessment.

• To ensure any disturbance to acid sulfate soils is managed to prevent impacts to coastal 
environments.

Decision
• Nature of development: Material change of use for Multiple dwelling
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• Nature of the decision: Approved, subject to conditions
• Date of decision: 15 March 2018

Relevant material
• Development application
• Response to further advice notice
• State Development Assessment Provisions published by the Department of State Development, 

Manufacturing, Infrastructure and Planning
• Planning Act 2016
• Planning Regulation 2017
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INFINITY BLUE CTS 39443 
 
 
 

 
Capitol Body Corporate Administration  1300 55 10 19 
PO Box 1020, Redcliffe Qld 4020  enquiries@capitolbca.com.au 

28 March 2018 
 
 
The Assessment Manager 
Moreton Bay Regional Council 
PO Box 159 
CABOOLTURE QLD 4510   via email transmission: mbrc@moretonbay.qld.gov.au 
 
 
Dear Sir, 

 
RE:  Proposed Development 16-20 Woodcliffe Crescent, Woody Point 

Application Reference: DA/34871/2017/V2M 
 
We are the body corporate administrators for the apartments described as Infinity Blue CTS 39443, 
situated at 6-12 Oxley Avenue, Woody Point.  The apartments adjoin the above-described 
development site.  Our address and contact details are as set out above. 
 
The body corporate objects to the proposal described above, in its present form.  We attach for your 
attention a report prepared for the purpose, setting out detailed submissions.   
 
Regards, 
On behalf of the committee for the body corporate 

 
Julie MacCarthy 
Community Relationship Manager 
Direct: (07) 3622 3921 
julie@capitolbca.com.au  
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Town planning submission in response to new application for material change of use for property 
at 16-20 Woodcliffe Crescent, Woody point 

General 
 
1. Each of the submissions below is to be read severally (except to the extent that it derives 

meaning from other paragraphs), and also collectively. 
 

Proposed development ought not be approved in its current form 
 
2. The proposed development ought not be approved in its present form, except subject to 

conditions which address the matters raised in this submission. 
3. The proposed development: 

a. Is inconsistent with the planning scheme and the relevant planning instruments; 
b. Impacts adversely and materially and unreasonably on the residential amenity, in 

particular the amenity of the adjoining neighbours; 
c. Exceeds the parameters of the existing approval; 
d. Is not compatible with existing proximate buildings; and 
e. Is, in its present form, inconsistent with the existing local urban design and 

character. 
4. The applicant is “pushing the envelope” in the sense that it has sought relaxation of height 

restrictions, boundary setbacks, and site coverage ratios.  
5. In respect of each of these factors, it has exceeded the position presented and approved in 

the 2006 application. 
6. The applicant has not shown that the height and bulk of the proposed building, in its 

proposed dimensions, will contribute to the amenity of the immediate neighbourhood, 
rather than detract from it. 

Background 

7. The development site is the subject of a previous decision, made in response to a 
development application by the same applicant, on 23 October 2006. That decision 
approved a development which is similar (but not as extensive) as the new application. The 
plans of the development as then approved differ substantially from the plans the subject of 
the current application. 

8. The lot owners of some of the Western adjoining properties (6-12 Oxley Avenue), and likely 
existing lot owners of the other (14 Oxley Avenue), purchased their properties in reliance 
upon the 2006 approval, and in particular in reliance upon the plans attached to that 
approval, all of which were publicly available. 

9. The building height and Western and Southern boundary setbacks, in particular, affect the 
amenity of the owners of the adjoining properties. By reference to the 2006 plans, it was 
possible to map out the extent to which the views to the East and South East would be 
affected by the development, and the extent to which overshadowing would be affected by 
the development, and this was done by purchasers at the time. 

10. The adjoining owners have a reasonable expectation that boundary setback, building height 
and plot ratio rules specified in the applicable planning instruments are not relaxed, except 
for good reason. Adjoining owners have a reasonable expectation, in this particular case, 
that the extent of relaxation of such rules as approved by the local authority in its publicly 
available document for the existing approval (that is the 2006 approval) will not be ignored, 
but that those previously approved relaxations, at the least, will set the limit on relaxations. 
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11. The site of the subject proposed development is large in area – exceeding an area the site of 
each of the adjoining developments to the West of the subject site. Accordingly, relaxation 
of the setback rules, building height rules, and plot ratio rules, is not necessary to ensure 
commercial viability of the development. It is reasonable to assume that the developer is 
seeking to maximise saleable residential unit numbers or sizes, so as to maximise the return 
from the development. If that is the case, further relaxation of the planning instrument rules 
should not be given if that has a negative impact on the amenity of the neighbourhood, and 
in particular of the adjoining neighbours.  In other words, relaxations which have the 
consequence of maximising of return by sacrificing the amenity of the neighbours should not 
be granted. 

Relevance 

12. The impact assessment must be carried out against the assessment benchmarks in the 
planning instruments. 

13. What is required is that the local authority, and the Assessment Manager, judges the 
reasonableness of the expectations of all parties by reference to the planning scheme in 
place. In doing that, the local authority must give due recognition to the boundary setback 
rules, and the height limitation rules, and the plot ratio rules, where not to do so would 
materially adversely affect the adjoining owners. 

Proposed development exceeds the parameters of the existing approval 

14. The differences between the 2006 approved plans – a public document – and the newly 
proposed development, are of material consequence to the amenity of the neighbourhood, 
and in particular, of material adverse consequence to the adjoining owners/occupiers. 

15. The differences are: 
a. an additional level has in effect been added, being the “rooftop terrace”. This 

effectively renders the building a 10 story building. No rooftop terrace was proposed 
in the 2006 approved plans. 

b. The rooftop terrace, particularly given its design, will have a significant adverse 
effect on the amenity of the adjoining owners. It includes an open-air cinema.  

(This rooftop facility is likely to be largely impracticable, given the situation of the 
building (often subject to high winds, and very frequently subject to uncomfortable 
winds, especially in unprotected areas such as a rooftop). The rooftop terrace 
includes an “open air cinema” and also what appears to be entertainment areas, 
which would suffer from the same impracticality issues. If the rooftop common 
areas are included so as to qualify the building/site for the required open space and 
landscaped area requirements, then that should be seen as a device to pretend 
compliance, rather than as a practical measure to provide useful open space or 
landscaped areas.) 

c. Of importance to the adjoining owners is that the rooftop development will have a 
material adverse effect on the amenity of the adjoining owners. 

d. Both facilities, that is, the open air cinema and the entertainment areas, are likely by 
their stated function be attended with visual and noise nuisances. The relaxation of 
the boundary setback on the Western boundary is also relevant to this issue. 

e. The boundary setbacks have been reduced, as compared to the 2006 approved 
plans. Those relevant to the amenity of the neighbours are the setbacks on the 
Western boundary and on the Southern boundary. 
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f. Setback from the Western boundary for the proposed development at levels two to 
eight is 4.494 m. This compares with the setbacks on the 2006 plans, which was 6.4 
m. 

g. The setback from the Western boundary on level nine for the proposed 
development is 6.927 m (in fact somewhat less than that at three points – estimated 
at 6 m). The setback at level nine on the 2006 plans was, at the relevant point as 
regards effect on the views from the adjoining property) was 7.3 m. 

h. The setback from the Southern boundary for the proposed development at levels 
two to eight is 5 m.  This compares with the setbacks on the 2006 plans, which was 
8.99 m. 

i. The setback from the Southern boundary for the proposed development at level 
nine is 5 m.  This compares with the setback on the 2006 plans, which was 8.99 m. 

j. This reduction in setbacks has a significant adverse effect on the amenity of the 
adjoining owners to the West, apart from the effect caused by the proximity of the 
structure in itself.  The reduction in setbacks greatly restricts the view of these 
apartments to the South east and East. The reduction in radius of the view is 
significant.  The reduction in setbacks also increases overshadowing, to the 
detriment of the adjoining owners. 

k. The applicant has had no regard to the amenity of these neighbours in its new 
application.  The same outcome could have been achieved as regards apartment 
numbers and apartment sizes, by reducing setbacks on the Northern and Eastern 
sides of the building. 

Proposed development does not comply with the planning instruments and is otherwise contrary 
to town planning principles 

16. The setbacks proposed also exceed the setbacks required by the applicable planning 
instruments: 

a. Setback at levels two to eight on the Western boundary is 4.494 m. Required 
setback is 5.5 m.  

b. Also, the setback is required to be greater for levels six, seven, and eight.  
c. The setback on level nine is 6.927 m (in fact somewhat less than that at three points 

– estimated at 6 m). The required setback is 7.5 m. 
17. The applicant describes the setback allowed at level nine as a “slight encroachment” on the 

required setback. A 1.5 m encroachment is not a “slight encroachment”.  No encroachment 
ought to be allowed, given in particular that the 2006 approved plans do not involve such an 
encroachment. 

18. The applicant has made no, or if any, very little, attempt to address the amenity of the 
Western boundary neighbours. The building could have been located closer to the Eastern 
boundary (where there are no neighbours –  that boundary fronts a service road and park), 
with relaxations on that side. Any relaxations should be taken on the Northern and Eastern 
boundaries, so as to not adversely affect the amenity of the neighbours.  

19. The applicant has conceded that the Western boundary neighbours will be affected by the 
development, in that it has emphasised certain privacy features of the windows on that side, 
for the benefit of the occupiers of the proposed new development. However, the most 
obvious adverse privacy incident, being the rooftop entertainment areas, is ignored.  It is not 
suggested that this issue ought to be addressed by screening – that would exacerbate the 
overshadowing and aspect problems.  It may be addressed by limiting the usable rooftop 
areas to the Western side. 
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20. This reduction in setbacks has a significant adverse effect on the amenity of the adjoining 
owners to the West, apart from the effect caused by the proximity of the structure in itself.  
The reduction in setbacks greatly restricts the view of these apartments to the South east 
and East. The reduction in radius of the view is significant.  The reduction in setbacks also 
increases overshadowing, to the detriment of the adjoining owners. 

21. The applicant has provided no evidence of the shadow impact of the reduced setbacks, or of 
the impact in terms of restriction of views from the adjoining property. 

22. The proposed development exceeds, substantially, the building height rules. The applicant 
has asserted in the response to the Request for Information, that the building height of the 
proposed building is 26.2 m. 

23. However, the applicant is requesting a substantial relaxation of the six-floor requirement, 
and so the relevance of the building height, if that relaxation is to be granted, is the height in 
context of the adjoining buildings.   

24. The height at level nine floor of the adjoining building at 6-12 Oxley Avenue is 25.5 m.  The 
height at level nine floor of the proposed building is 26.6 m.  If relaxation of the six floor limit 
is to be taken (the appropriateness of which is not conceded), the top floor level of the 
proposed building should not exceed RL 25.5 m. 

25. In addition to this, the height in context of the adjoining buildings (which is relevant, 
because the applicant is seeking relaxation of the 6 level requirement) needs to take into 
account the structures on the roof, namely the structures described as open-air cinema and 
entertainment area, and the lift overruns, given especially that it is the rooftop structures 
which will affect the amenity of the adjoining owners, and also the visual appearance of the 
building. The RL at rooftop for the proposed building, taking into account the roof top 
structures, is 32.5 m. The consequence is that the proposed building would present as 
exceeding significantly in height the buildings at 6-12 Oxley Avenue and at 14 Oxley Avenue, 
especially from the perspective of the level nine owners of the adjoining buildings.   

26. The height of the proposed building also exceeds that of the building approved under the 
2006 plans.  Again, at the least, the development should not exceed that (and the calculation 
of the building height to the underside of the uppermost built floor is not a legitimate 
approach to take in this regard), for the reason that these plans, a public document, where 
relied upon by purchasers of the adjoining properties to the West. Exceeding the building 
height materially adversely affects the aspect of those neighbours. 

27. As to whether the relaxation from the six floor limit, to nine floors, should be accepted, the 
application does not show a trade-off in terms of scale and form. The proposed building 
attempts to use the full dimensions of the site. In scale, the proposed building exceeds the 
scale of adjoining buildings. 

28. The building includes no commercial or retail space on the ground floor, as required. The 
local area needs additional commercial and/or retail space, so as to ensure that there is a 
viable minimum number of commercial/retail enterprises in the area, so as to ensure that 
the area is a destination for custom to those enterprises. That is, presumably, the concept of 
the town plan in that regard. As at the present, anecdotal evidence indicates that there is 
not such a viable minimum number of enterprises. 

29. As regards the relaxations required generally, none of these relaxations are necessary to 
resolve conflict between assessment benchmarks. 
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Object to the extinguishment of Easement A over the Lot. 

The development will detract from the current ambience and character of 

the Woody Point Village and it will not contribute to a strong leisure and 
arts and crafts focus as it does not include any retail or public spaces.

The proposed development will not contribute to the visual amenity of the 

Woody Point Village area.  In addition, the proposed rooftop terrace may 
create disturbances for “Point Plaza” residents.  
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An additional high-rise tower of 9 storeys at the waterfront along 
Woodcliffe Crescent will create a ‘crowded’ effect.  This will detract from 

the bayside identity and will not complement the scale and character of the 
foreshore landscape. 

There will be a negative impact on the social well-being of people in “Point 

Plaza” through the loss of views and access to natural light on the eastern 
facing side of the existing building. 

The proposed building will contribute negatively to the streetscape and 

neighbouring buildings as it is a full residential building with no 
public/retail spaces.  The proposed building will impact heavily on the 
privacy of “Point Plaza” residents on the eastern side.  The proposed 
building will result in substantial overshadowing on “Point Plaza”

apartments on the eastern side.  The close proximity of the proposed 
building to “Point Plaza” may result in increased wind turbulence, by 
creating a ‘wind tunnel’ effect between the two buildings as the prevailing 
winds are southerly to south easterly. 

This development will not maintain pedestrian access to foreshore and 

beaches.  It will also will not maintain glimpses or full views of the bays for 
both residents of “Point Plaza” and the community.

Observations over many years confirm that pedestrians quite often 

traverse (with difficulty) along the foreshore between “Infinity Blue” 
apartments and the Public Park area, including recreational fishers and 
families.  The proposed development does not include any development of 

the foreshore area. 

The development site is within an area zoned “Retail Core Zone” but does 
not include any retail uses.  Additional retail uses such as a supermarket or 

other retail outlets together with additional car parking would be 
advantageous to the local residents and the many visitors to the Woody 
Point Village.  In addition, this will stifle opportunities for the future 
development of retail outlets in Woody Point Village.

The Building Heights Plan subscribes a limit of 6 storeys and 21 metres 

height limit. The proposed development is 9 storeys and a height of 27 
metres which will dramatically reduce the natural light and ventilation, 
privacy and outlook for residents on the eastern side of “Point Plaza”.
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The proposed development does not include any public/retail spaces and 
therefore detracts from the current ambience of the Woody Point Village.  

The land could be put to better use for a supermarket or other retail outlet 
together with a public carpark for local residents and the large number of 
weekend visitors using the public picnic and jetty areas at Woody Point. 

The proposed building will cast a significant shadow over the Woodcliffe 

Crescent Park as well as the foreshore on the southern boundary. 

Boundary Setbacks:  Setbacks from the Western and Southern Boundary 
have been reduced when compared to the 2006 approved plans.  The 
Western boundary levels 2 to 8 has been reduced from 67.4m in 2006 to the 

current proposal of 4.494m.   In addition, the setback from the Western 
boundary on level 9 has been reduced from 7.3M to 6.927m.  The Southern 
boundary setback levels 2 to 9 has been reduced from 8.99m to 5m on the 
current proposal.   

The proposed reduction in the setbacks results in a substantial impact on 

the amenity of the “Point Plaza” owners on the Eastern side of the building 
by not only restricting the view but also reducing access to natural light.   

The current speed limit for vehicular traffic in the Woody Point Village is 

40kpm with regular heavy traffic being experienced in the area.  Many 
drivers and motor cycle riders very often disregard this speed limit.  The 
area is also heavily pedestrianized and a popular transit and stop off point 
for bicycle riders, in particular during weekends and public holidays.  

“Point Plaza” residents have witnessed many near misses between 
vehicles, motor cycles, bicycles and pedestrians along Woodcliffe Crescent 
as there are currently no Pedestrian Crossings or Speed Humps.  The 
proposed additional high-rise building will make this situation even more 
dangerous for drivers, riders and pedestrians alike with the increased 

human and vehicular activity along Woodcliffe Crescent.   
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“Easement A exists over Lot 1 RP 195591, the purpose of which is now redundant.  

In consequence, it is the declared intention of the Applicant to proceed with its 
extinguishment upon notification that the Application, the subject of this reporting, is 
approved.”

DEO 3.  The distinctive local character of each urban village that is made up from a 

combination of its physical attractiveness, safety, accessibility and distinctive role on 
the Redcliffe Peninsula is enhanced and protected. 

DEO 11:  Development has a high standard of amenity safety and equity of access 
with the external impacts and appearance of development compatible and 
complementary with the location. 
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DEO 13 (ii).  Development and supporting infrastructure in the planning scheme 
area. 
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Specific Outcome SO15: Development supports the cultural, economic, physical 
and social well-being of people and communities.   

Specific Outcome SO44 (g) and (i): The following distinguishing coastal values of 
the coastal framework as identified on Figure 3 – Landscape Character are 
protected and maintained: 

Specific Outcome SO45:  The design of buildings over 3 storeys tall within the 
bayside identity area on Figure 1 – Landscape Framework, respect and complement 
the scale and character of the foreshore landscape character.  
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Specific Outcome SO89:  Buildings are designed to define and activate high quality 
streets and public spaces that allow a high level of pedestrian accessibility, 

connectivity, legibility and comfort.   

Specific Outcome SO90:  Buildings and structures contribute positively to the 

streetscape and neighbouring buildings and do not result in a loss of privacy, 
overshadowing, glare, or wind turbulence.   

ITEM 2.2 - DEVELOPMENT APPLICATION FOR MATERIAL CHANGE OF USE - DEVELOPMENT PERMIT FOR MULTIPLE 
DWELLING (33 DWELLINGS)  (SUPERSEDED PLANNING SCHEME) LOCATED AT 16-20 WOODCLIFFE  
CRESCENT, WOODY POINT - DIVISION 6 (Cont.)

Moreton Bay Regional Council 

COORDINATION COMMITTEE MEETING 
9 October 2018

 
 PAGE 104 

Supporting Information

COORDINATION COMMITTEE MEETING 
9 October 2018

PAGE 104 
Supporting Information



Specific Outcome SO129:  Woody Point Village continues to be a centre with a 
strong leisure and arts and crafts focus catering to both residents and visitors.   

Specific Outcome SO131 c):  Development facilitates the elements shown on 
Figure 20 including.   

c) pedestrian routes; 

o

o

o
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o

Specific Outcome SO4 a) (i)and j):  Building work is consistent with the scale and 
form of development intended for the zone and preferred use area by providing that 
the development: 

a) is of a scale and form which is compatible with the existing and planned 

buildings or structures in the zone and preferred use area having regard to: 

(i) height, mass and proportion; and 

i) is integrated with the physical attributes and topography of the premises, 
including appropriate provisions for access to natural light and ventilation, 

privacy, drainage and outlook.’  

Probable Solution:  PS4.1:  In respect of building height only, a building and a 
structure does not secede the number of storeys and height specified on the 
Building Heights Plan. 
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Specific Outcome SO7:  Mixed use buildings have a minimum of 50% site cover of 
active uses on the ground, which may include business premises, community well-
being facilities (excluding places of public worship), food service, hotel, shop or 
showroom / superstore (less than 500m2) are located on the ground or storey 2 of 

buildings. No multiple dwellings are to be located on the ground level.   

Probable Solution PS 7.2: Where accommodation units are proposed, at least 50% 
of the ground floor of the building is accessible to the public. 
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Specific Outcome SO2 a), I) and h):  Building Work is consistent with the scale and 
form of development intended for the zone and preferred use area by providing that 
the development: 

a) is of a scale and form which is compatible with the existing and planned 
buildings or structures in the zone and preferred use area having regard to: 

(i) height mass and proportion; and 

h) is integrated with the physical attributes and topography of the premises, 

including appropriate provisions for access to natural light and ventilation, 
privacy, drainage and outlook. 

Probable Solutions:  PS2.1:  A building and a structure does not exceed the 
number of storeys and height specified on the Building Heights Plan. 

Specific Outcome SO9:  The building or other structure, where three or more 
storeys in height, does not cast a shadow which has an adverse effect upon any 

part of a park, reserve (other than a road reserve), beach, foreshore or public 
waterway. 

Specific Outcome S10:  A building is designed and sited to achieve an 
acceptable level of privacy for the occupants of the dwelling unit and 
neighbouring dwellings. 
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Probable Solution:  Buildings are designed so that the principal view and noise 
emission is not directed towards adjoining allotments. 
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SUPPORTING INFORMATION 
Ref: A17616725 
 
The following list of supporting information is provided for: 
 
ITEM 5.1 
NEW LEASE - PINE CENTRAL HOLY SPIRIT RUGBY LEAGUE FOOTBALL CLUB INC - DIVISION 8 
 
#1 Pine Central Holy Spirit Rugby League Football Club Inc - Existing lease area and proposed 
new lease area 
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ITEM 5.1 - NEW LEASE - PINE CENTRAL HOLY SPIRIT RUGBY LEAGUE FOOTBALL CLUB INC (Cont.) 
 

 
 

 
 

#1 Pine Central Holy Spirit Rugby League Football Club Inc - Existing lease area and proposed 
new lease area 
 
 
 
 
 
 
 

Existing 
Lease Area 

Proposed New 
Lease Area 
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