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Executive Summary
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1.0 Executive Summary 1.01 RFI Responses
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1.0 Executive Summary 1.02 Comparative Summary

APPROVED SCHEME

CAR PARKING

HEIGHT SEQUENCE

APT. YIELD

CAR PARKING

HEIGHT SEQUENCE

APT. YIELD

CAR PARKING

HEIGHT SEQUENCE
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Urban Context & Site Analysis
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2.0 Urban Context & Site Analysis 2.01 Macro Context
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2.0 Urban Context & Site Analysis 2.02 Built Form Context

MBRC Building Heights Scheme
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2.0 Urban Context & Site Analysis 2.03 View Analysis

Legend

Subject Site

Existing Building

Approved DA

Historical References

1 The Palace Hotel

2 HMQS Gayundah
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How do we embed ideas of place within the 
development to offer contextual relevance?

The Gayundah The Palace Hotel

2.04 Historical References2.0 Urban Context & Site Analysis
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Gayundah in Maritime Defence Force
‘Gayundah’ is the Aboriginal word for ‘lightning’

Launched in May 1884
Served in the Maritime Defence Force until 1921

Gayundah as Sand and Gravel Barge
Sold to Brisbane Gravel in 1921

Used as a Sand and Gravel Barge until 1958

Gayundah beached as Breakwater

Sold to Redcliffe Council in 1957
Beached as breakwater off Woody Point Cliffs

The HMQS Gayundah
 

the State and the Nation. The proposal seeks to allow the building 
to be of it’s place through reference to the history of the locality. It 
is proposed that this will be expressed through both form-making 
and materiality/colour seeking to engage with the shipwreck directly 
adjacent.
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2.05 Historical References2.0 Urban Context & Site Analysis
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The Palace Hotel
 
The site was until recently occupied by the Palace Hotel. This 
building was constructed in circa 1909. It formed an important public 
purpose for the area. We believe that opportunity lies in referencing 
some of the original features of this once beautiful structure within 

decorations and the notion of a ‘widow’s walk’ seemingly existent in 
the original building.

The Palace Hotel
Palace Hotel built in 1909

Bee Gees performed in 1959
Owned by the Filmer Family until 2002

Architectural Elements and Filigree

Deep eaves and verandah for sun protection
Observatory or “widow’s walk” for unimpeded views of the sea

Image of Hotel before Demolition
Demolished in December 2014

The building that was demolished had no resemblance to the 
original structure

Observatory or ‘widows 
walk’ providing unimpeded 

views of the sea
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2.06 Historical References2.0 Urban Context & Site Analysis
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A Design Narrative
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14

3.0 A Design Narrative 3.01 View 1 - Hero Perspective

View 1 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.02 View 2 - Apartment Building Perspective3.0 A Design Narrative

View 2 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.03 View 3 - Tower Perspective3.0 A Design Narrative

View 3 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.04 View 4 - Corner Perspective3.0  A Design Narrative

View 4 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.05 View 5 - Entry Perspective3.0 A Design Narrative

View 5 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.

Moreton Bay Regional Council 

ITEM 2.1 - DA/16702/2007/VCHG/3 - REQUEST TO CHANGE (OTHER) - MATERIAL CHANGE OF USE FOR MULTIPLE DWELLINGS (158 DWELLINGS) AND FOOD AND 
DRINK OUTLET LOCATED AT 2 & 8 GAYUNDAH ESP, WOODY POINT - DIVISION 6 (Cont.)



19

2-8 Gayundah Esplanade, Woody Point Council RFI Response
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3.06 View 6 - Corner Perspective3.0 A Design Narrative

View 6 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.07 View 7 - Townhouse Perspective3.0 A Design Narrative

View 7 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.08 View 8 - Townhouse Perspective3.0 A Design Narrative

View 8 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.09 View 9 - Townhouse Perspective3.0 A Design Narrative

View 9 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.10 View 10 - Townhouse Perspective3.0 A Design Narrative

View 10 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.11 View 11 - Townhouse Perspective3.0 A Design Narrative

View 11 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3.12 View 12 - Townhouse Perspective3.0 A Design Narrative

View 12 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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Building Height, Bulk and Scale
A Response to MBRC RFI
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Site Cover with Balconies

• Approved Scheme Typical Plate Site Cover with Balcony: 2980.9sqm (49.9%)

• Lodged Scheme Typical Plate Site Cover with Balcony: 2373.4sqm (34.3%)

• Amended Scheme Typical Plate Site Cover with Balcony: 2276sqm (32.8%)
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4.0 Building Height, Bulk and Scale 4.01 Clause 1A - Site Cover Comparison

RFI Clause 1A 
Provide a comparison (e.g. data table) of the proposed and approved development 

site cover per storey.
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10070mm
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7730mm Average 
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TWO STOREY BRICK UNITSTWO STOREY BRICK UNITS

SINGLE

STOREY 

GARAGE

SINGLE

STOREY 

GARAGE

SINGLE

STOREY 

GARAGE

SINGLE

STOREY 

GARAGE

SINGLE 

STOREY 

GARAGE

SINGLE

STOREY 

GARAGE

LODGED SCHEME AMENDED SCHEME

Apartment Building Setback Area - 1137m2 Apartment Building Setback Area - 1263m2

• Greater volume of setback area provided on tower facade 
interfaces

• Larger setbacks provided to adjacent built properties to north & 
west
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4.02 Clause 1 - Setback Area Comparison4.0 Building Height, Bulk and Scale

RFI Clause 1 
The applicant’s Town Planning Report states “It is noted that the existing building is 

approved with a maximum RL 39.1m AHD or 10 storeys. The approved built form 

is bulky and extends across the length of all three street frontages. The proposed 

changes offers an improved built form which despite having a higher aspect, does 

overall reduce the bulk and scale of the development as it presents in the locality.”
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4.03 Clause 1 - Setback Area Comparison4.0 Building Height, Bulk and Scale

LODGED SCHEME

AMENDED SCHEME

Lower Ground Townhouse Setback Area - 350m2 Upper Ground Townhouse Setback Area - 237m2 Level 1 Townhouse Setback Area - 243m2

Lower Ground Townhouse Setback Area - 341m2 Upper Ground Townhouse Setback Area - 254m2 Level 1 Townhouse Setback Area - 254m2

RFI Clause 1 
The applicant’s Town Planning Report states “It is noted that the existing building is 

approved with a maximum RL 39.1m AHD or 10 storeys. The approved built form 

is bulky and extends across the length of all three street frontages. The proposed 

changes offers an improved built form which despite having a higher aspect, does 

overall reduce the bulk and scale of the development as it presents in the locality.”

Townhouse Setback Areas

• Greater volume of setback area provided on townhouse 
setbacks

Moreton Bay Regional Council 

ITEM 2.1 - DA/16702/2007/VCHG/3 - REQUEST TO CHANGE (OTHER) - MATERIAL CHANGE OF USE FOR MULTIPLE DWELLINGS (158 DWELLINGS) AND FOOD AND 
DRINK OUTLET LOCATED AT 2 & 8 GAYUNDAH ESP, WOODY POINT - DIVISION 6 (Cont.)



LILLA STREET

K
A

T
E

 S
T

R
E

E
T

G
A

Y
U

N
D

A
H

 E
S

P
L

A
N

A
D

E

30

2-8 Gayundah Esplanade, Woody Point Council RFI Response

4.04 Clause 1 - Private Open Space4.0 Building Height, Bulk and Scale

17m2 13m2
17m2 17m2

17m2

17m2

17m2

17m2

15m2

13m2

17m2

17m2

RFI Clause 1 
The applicant’s Town Planning Report states “It is noted that the existing building is 

approved with a maximum RL 39.1m AHD or 10 storeys. The approved built form 

is bulky and extends across the length of all three street frontages. The proposed 

changes offers an improved built form which despite having a higher aspect, does 

overall reduce the bulk and scale of the development as it presents in the locality.”

• 
facade articulation and variance 

• Balconies protected from wind and weather

• New layout allows for habitable outdoor living on balconies all 
year round

• Balcony as a connecting piece between nature and living

• Balconies now integrated into the form and shaping of the 
tower envelope

AMENDED SCHEME

Moreton Bay Regional Council 
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4.05 Clause 1 - Height Follows Topography4.0 Building Height, Bulk and Scale

SUBJECT SITESUBJECT SITE

8

9

9

9

9

9

9

HMQS Gayundah

Approved DA for 9 storeys

Height follows topography & 

landform to culminate at the 

headland/shipwreck breakwater

RFI Clause 1 
The applicant’s Town Planning Report states “It is noted that the existing building is 

approved with a maximum RL 39.1m AHD or 10 storeys. The approved built form 

is bulky and extends across the length of all three street frontages. The proposed 

changes offers an improved built form which despite having a higher aspect, does 

overall reduce the bulk and scale of the development as it presents in the locality.”
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4.06 Clause 1 - Height Comparison4.0 Building Height, Bulk and Scale

RFI Clause 1 
The applicant’s Town Planning Report states “It is noted that the existing building is 

approved with a maximum RL 39.1m AHD or 10 storeys. The approved built form 

is bulky and extends across the length of all three street frontages. The proposed 

changes offers an improved built form which despite having a higher aspect, does 

overall reduce the bulk and scale of the development as it presents in the locality.”

HEIGHT COMPARISON STUDY

AMENDED SCHEME

East Elevation

LODGED SCHEME

East Elevation

APPROVED SCHEME

East Elevation

• Approved scheme under required 
height limit 

• Further facade articulation required 
across street elevations

• Height increased to 15 storeys

• Stepping occurs from 10th storey on 
east elevation 

• South elevation stepping occurs from 
9th storey 

• Height maintained at 15 storeys as per 
lodged scheme

• Consolidated stepping of tower form 
and roof 

11 STOREYS

13 STOREYS

15 STOREYS

HEIGHT SHIFTED

15 STOREYS

10 STOREYS - RL 39.10

12 STOREYS

10 STOREYS

Basement - RL 5.75

RL 5.5

LG - RL 8.5

UG - RL 11.5

L01 - RL 14.5

L02 - RL 17.5

L03 - RL 20.5

L04 - RL 23.5

L05 - RL 26.5

L06 - RL 29.5

L07 - RL 32.5

L08 - RL 35.5

L09 - RL 38.5

L10 - RL 41.5

L11 - RL 44.5

L12 - RL 47.5

L13 - RL 50.5

L14 - RL 53.5

Roof - RL 56.5

OREYS

YS

10 STO

STOREY12 S

EYSSTORE15 

10 STOREYS - RL 39.10

L 5.75

CAR PARKING CAR PARKING CAR PARKING
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5280mm
5300mm5090mm

14700mm

4690mm5140mm5600mm

22400mm

28000mm

44200mm
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4.07 Clause 1 - Elevation Comparison4.0 Building Height, Bulk and Scale

RFI Clause 1 
The applicant’s Town Planning Report states “It is noted that the existing building is 

approved with a maximum RL 39.1m AHD or 10 storeys. The approved built form 

is bulky and extends across the length of all three street frontages. The proposed 

changes offers an improved built form which despite having a higher aspect, does 

overall reduce the bulk and scale of the development as it presents in the locality.”

AMENDED SCHEME

East Elevation

ELEVATION COMPARISON STUDY

APPROVED SCHEME

East Elevation

• Approved scheme under required 
height limit 

• Further facade articulation required 
across street elevations

• Height maintained at 15 storeys as per 
lodged scheme

• Consolidated stepping of tower form and 
roof 

• A collection of towers moving forward to 
the Headland

• Height expressed at major corner

• A landmark built form atop the Shipwreck
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SHIFTING TOWER HEIGHTS
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4.08 Clause 1 - Elevation Comparison4.0 Building Height, Bulk and Scale

RFI Clause 1 
The applicant’s Town Planning Report states “It is noted that the existing building is 

approved with a maximum RL 39.1m AHD or 10 storeys. The approved built form 

is bulky and extends across the length of all three street frontages. The proposed 

changes offers an improved built form which despite having a higher aspect, does 

overall reduce the bulk and scale of the development as it presents in the locality.”

ELEVATION COMPARISON STUDY

AMENDED SCHEME

South Elevation

APPROVED SCHEME

South Elevation

• Approved scheme under required 
height limit 

• Further facade articulation required 
across street elevations

• Height maintained at 15 storeys as per 
lodged scheme

• Consolidated stepping of tower form and 
roof 

• A collection of towers moving forward to 
the Headland

• Height expressed at major corner

• A landmark built form atop the Shipwreck
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SHIFTING HEIGHT TO CORNER HEADLAND

VARIANCE AND ARTICULATION

LOW TOWNHOUSE INTERFACE TO LOW 
SCALE RESIDENTIAL HOUSES
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4.09 Clause 1 - Elevation Comparison4.0 Building Height, Bulk and Scale

RFI Clause 1 
The applicant’s Town Planning Report states “It is noted that the existing building is 

approved with a maximum RL 39.1m AHD or 10 storeys. The approved built form 

is bulky and extends across the length of all three street frontages. The proposed 

changes offers an improved built form which despite having a higher aspect, does 

overall reduce the bulk and scale of the development as it presents in the locality.”

ELEVATION COMPARISON STUDY

AMENDED SCHEME

West Elevation

APPROVED SCHEME

West Elevation

• Approved scheme under required 
height limit 

• Further facade articulation required 
across street elevations

• Height maintained at 15 storeys as per 
lodged scheme

• Consolidated stepping of tower form and 
roof 

• A collection of towers moving forward to 
the Headland

• Height expressed at major corner

• A landmark built form atop the Shipwreck

LOW TOWNHOUSE INTERFACE TO LOW 
SCALE RESIDENTIAL HOUSES
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Building Design

Moreton Bay Regional Council 
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• Broad width to corner

• Additional facade articulation required

• Lack of clarity in massing and breaks

• Conventional experience of views

• Withdrawn living areas

• Exposed balconies to wind and weather

Approved Scheme Plan Design
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Facade articulation increases 
perceived length of buildings

Facade breaks

Conventional and mono-
directional experience of views 
across balcony - Detached from 
the ocean. 

Curve around building corner 
causes building to be perceived 
as a single length

Living areas withdrawn and 
detached from the facade.

Full width balconies increase 
exposure to windy coastal 
weather

RFI Clause 2A 
Additional permeability in building design to reduce the appearance of building 

bulk and to facilitate access to light and air flow. Due to the scale of the build-

ing, it is recommended that breaks in built form are provided and increase the 

space between the vertical building elements.
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5.0 Building Design 5.01 Clause 2A - Approved Scheme Plan Design
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• Broad width to corner

• Additional facade articulation required

• Lack of clarity in massing and breaks

• Withdrawn living areas

• Exposed balconies to wind and weather

• Dominance of Balconies - Lack of 
variance in facade

Lodged Scheme Plan Design
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Facade articulation increases 
perceived length of buildings

Facade breaks

Conventional and mono-
directional experience of views 
across balcony - Detached from 
the ocean. 

Curve around building corner 
causes building to be perceived 
as a single length

Living areas withdrawn and 
detached from the facade.

Full width balconies increase 
exposure to windy coastal 
weather

Facade breaks
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Flat Facade

RFI Clause 2A 
Additional permeability in building design to reduce the appearance of building 

bulk and to facilitate access to light and air flow. Due to the scale of the build-

ing, it is recommended that breaks in built form are provided and increase the 

space between the vertical building elements.
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5.0 Building Design 5.02 Clause 2A - Lodged Scheme Plan Design
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• Improved clarity and massing in breaks to 
increase building permeability

• Improved facade articulation

• Exterior views and access to natural light 

• Consolidated core design overtly 

building elements

• Improved experience of ocean through 
living on the edge - ‘The Widow’s Walk’

• Unobstructed views from living areas

• Protected balconies integrated into the 
shaping of tower envelope - helping to 
reduce appearance in building bulk

• 
designed to facilitate access to light and 

• Use of deep facades to north and west to 
facilitate shading

• Regressive corner articulation assists in 
reducing perceived building length

Amended Scheme Plan Design

Corner inverted to reduce building 
length and provide more frontage 
and to improve views for the units
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to split facade into vertically 
expressed collections of elegant 
‘towerettes’

Fire egress strategy 
now compliant

Lobby access to 
natural light/ventilation

Articulation of facade reduces 
visual length of building and 
creates a series of slender 
towerettes

Living rooms expressed to provide 
uninterrupted views and improved 
experience of the ocean from inside

Expressed living room gives 
balconies protection from 
wind and weather without 
compromising views

Spaces are oriented to capture a 
north-eastern aspect.

‘Widows Walk’ headland 
experience allows for light and 

Articulated Edge shaped to views

RFI Clause 2A 
Additional permeability in building design to reduce the appearance of building 

bulk and to facilitate access to light and air flow. Due to the scale of the build-

ing, it is recommended that breaks in built form are provided and increase the 

space between the vertical building elements.
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5.0 Building Design 5.03 Clause 2A - Amended Scheme Plan Design
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5.0 Building Design 5.04 Clause 2A - Approved Unit Design

View 1 - Approved Scheme (Perspective from Living Room)
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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5.0 Building Design 5.05 Clause 2A - Lodged Unit Design

View 1 - Lodged Scheme (Perspective from Living Room)
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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5.0 Building Design 5.06 Clause 2A - Amended Unit Design

View 2 - Amended Scheme (Perspective from Living Room)
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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Approved Massing Arrangement
Massing and Floor Plan Diagram

• Length of building around corner of Gayundah Esplanade and Lilla 
Street

• Curved corner increases perceived building length
• Hard edge presented to streetscape across full site boundary
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5.0 Building Design 5.07 Clause 2B - Approved Massing Arrangement

RFI Clause 2B
Tall buildings are required to provide architectural variation through a distinct top, 

middle and base section.
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Lodged Massing Arrangement
Massing and Floor Plan Diagram

• Length of building around corner of Gayundah Esplanade and Lilla 
Street

• Irregularity of stepping
• Curved corner increases perceived building length
• Hard edge presented to streetscape 
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5.0 Building Design 5.08 Clause 2B - Lodged Massing Arrangement

RFI Clause 2B
Tall buildings are required to provide architectural variation through a distinct top, 

middle and base section.
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• Strong expression on corner of Gayundah Esplanade and Lilla Street
• Length of building reduced by inverting corner and creating two street 

façades
• Slender and consolidated tower expressions
• Gradual and regular stepping - 11 storeys - 13 storeys - 
• 15 storeys delivering a distinct rooftop to the tower
• Unique architectural language at ground plane through materiality
• Volume created at ground plane to increase activation/legibility creating 

a distinct base section
• Consolidated entry sequence expressed through volume
• HMQS Gayundah replica overtly expressed on the corner of Gayundah 

Esplanade and Lilla Street
• 
• 
• 

Amended Massing Arrangement
Massing and Floor Plan Diagram
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5.0 Building Design 5.09 Clause 2B - Amended Massing Arrangement

RFI Clause 2B
Tall buildings are required to provide architectural variation through a distinct top, 

middle and base section.
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APPROVED SCHEME AMENDED SCHEME

Render Comparison

46
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46

5.0 Building Design 5.10 Clause 2C - Render Comparison

RFI Clause 2C
Include architectural features which provide attractive vertical variation where visible 

from public spaces including the front, sides and rear of the building. This could 

include features such as variation in colours and materials, green walls, and form.
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APPROVED SCHEME AMENDED SCHEME

Contextual Comparison

‘WATERS EDGE’
DA/16646/2007/XA/I

DA/33818/2017/V2M DA/16705/2007/VCHG/2 ‘WATERS EDGE’
DA/16646/2007/XA/I

DA/33818/2017/V2M AMENDED SCHEME

APPROVED SCHEME OUTLINE DASHED
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1
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2

1.0 Page Header 1.01 Page Sub-header

View 1 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
View 1 - Perspective from Ted Smout Bridge 
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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3

1.0 Page Header 1.01 Page Sub-header

View 2 - Perspective from End of Ted Smout Bridge
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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Colour and Form

• Form-making is nautical in 

historical HMQS Gayundah
• Colour and materiality of the 

proposal engages with the 
shipwreck

Connecting the Podium & 

Tower

• Expression of podium materiality 
and geometry through the tower 
(Articulating tower breaks)

Architectural Elements

• 
and decoration of the original 
Palace Hotel

• Notion of the observatory/widow’s 
walk embedded in the bay window

• Deep eaves referencing the 
subtropical verandah and 
responding to local climate

Robust Materiality

• Use of robust materials to shield 
from ocean corrosion

• Use of structure as an expressive 
architectural element

• 
and offer privacy between dwellings

5.0 Building Design 5.11 Clause 2C - Amended Scheme Envelope

RFI Clause 2C
Include architectural features which provide attractive vertical variation where visible 

from public spaces including the front, sides and rear of the building. This could 

include features such as variation in colours and materials, green walls, and form.

View 1 - Perspective
Disclaimer: Perspective images are presented as an artist’s impression of the development only.
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• All apartments contain multiple opportunities 
for natural cross ventilation

• All lobbies are naturally ventilated and provide 

Amended Scheme - Natural Ventilation and Solar Shading
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SUMMER SUN 6PM

SUMMER SUN 3PM

WINTER SUN 5PM

W
INTER SUN 3PM

W
IN

T
E

R
 S

U
N

 1
2
P

M

W
IN

TE
R S

UN 9
AM

SUMMER SUN 10AM

SUMMER SUN 7AM

UNDESIRABLE LOW 
WESTERN SUN

VIEW LINES 
FROM INTERIOR 
MAINTAINED

Screening on All 
Western Façades

Full height roller blinds to 
offer western sun protection

Horizontal slab projection to protect 
against summer northern sun

5.0 Building Design 5.12 Clause 3A - Amended Scheme - Solar and Ventilation

Lobbies are Naturally 
Ventilated.

All apartments designed 
to encourage natural air 
movement and cross 
ventilation.

RFI Clause 3A
Review the proposed building design to address the (western) solar heat and allow 

natural air movement through proposed units from prevailing breezes.
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5.0 Building Design 5.13 Clause 3B - Amended Scheme - Energy Efficiency 

RFI Clause 3B
Identify energy efficiency design initiatives which are integrated into the form and 

function of the development.

The project has engaged with leading consultants to ensure 

energy consumption and waste are embedded into the design.

Refer to Waste Management Report prepared by TTM

Refer to Landscape Architect Report Prepared by Form LA

Energy & Technology Waste & Water Active Transport

• Performance glazing façade to meet relevant standards

• 

• 

• An energy metering system for monitoring demand

• 

• Solar water heating 

• Rainwater harvesting for landscape irrigation through 
provision of water tanks

• 
demand

• Dedicated waste chutes to maximize recycling from 
building occupants

• Preference for the utilisation of native coastal species in 
soft landscaping palette

• Bio-retention system to manage stormwater quality

•  quantity of bicycle parking for residents and 
visitors

• Bicycle storage

• Proximity to Woody Point Town Centre

• Close Proximity to bike paths and footpath/promenade

• Future provision through supply of conduits for car 
parking to service units (to accommodate electric cars)

Amended Scheme - Energy Efficiency 
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Connectivity and Pedestrian Interface 

Moreton Bay Regional Council 
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Residential entry (town house entries on lower ground)

Residential recreation zone 

Retail zone entry to be more legible 

Site entry 

Point of choice between retail and residential zones

Point of choice between residential and recreational 
zones.

RFI Clause 4A
Provide updated proposal plans and landscape concept plans which demonstrate 

the provision of a 2m wide pedestrian path abutting the property boundary. The 

remaining verge is to be grassed.

RFI Clause 4B
Provide amended plans which demonstrate an improved pedestrian interface at 

the corner of Gayundah Esplanade and Lilla Street. Options may include the use of 

a ramped entry, stepped planting to reduce the height of the boundary wall at this 

location.

Approved Scheme Lodged Scheme

A

A

A

A

A

33

RETAIL ENTRY BELOW

Entry Below

Entry Below

Entry Below

Townhouse Entry Below

To
w

n
h
o
u
se

 E
n
tr

y 
B

e
lo

w

3

2

1

• Legible site entry required
• Higher visual permeability and 

pedestrian friendly circulation to be 
incorporated

• Lobby spaces are visually separated 
from the streetscape

HARD EDGE PRESENTED TO 
STREETSCAPE

ACOUSTIC CONCERNS FOR 
ADJACENT SITE

ACOUSTIC CONCERNS FOR 
ADJACENT SITE

HEIGHT OF 
BOUNDARY 
WALL TO BE 
REDUCED AT 
CORNER

ENTRY PROMINENCE 
TO BE ARTICULATED 
AND EMPHASISED
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6.0 Connectivity and Pedestrian Interface 6.01 Clause 4A & 4B - Approved and Lodged Scheme Ground Plane

Approved and Lodged Schemes -  Ground Plane Design

Moreton Bay Regional Council 
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• 
from corner of Gayundah Esplanade 
and Lilla Street

• Permeable and pedestrian friendly 
ground plane

• 
landscape and communal spaces

• High visibility to communal 
recreation from entry lobby

• 
the corner of the scheme
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A

A

A

A

A

A

AA A

A

A

A

A

A

1
2

C

A

B

B
B

B

A

B

C

1

2

3

B

B

B

B

B
A

AAA

A

A

A

A

3

3

3 3

Residential entry

Residential recreation zone

Retail zone

Pedestrian entry to site

Point of choice between retail and residential zones

Point of choice between residential and recreational 
zones.

Communal facilities building 
and vegetation better located to 
act as an acoustic barrier and 
buffer neighbouring properties/
maintain privacy from pool and 
recreation spaces.

RFI Clause 4A
Provide updated proposal plans and landscape concept plans which demonstrate 

the provision of a 2m wide pedestrian path abutting the property boundary. The 

remaining verge is to be grassed.

RFI Clause 4B
Provide amended plans which demonstrate an improved pedestrian interface at 

the corner of Gayundah Esplanade and Lilla Street. Options may include the use of 

a ramped entry, stepped planting to reduce the height of the boundary wall at this 

location.

Provision of 2m wide pedestrian 
path and grassed verge abutting 
property boundary

Improved corner interface 
through stepped planting 

Reducing height of boundary 
wall

Gayundah Replica Model

Lower Ground Upper Ground

3

Provision of 2m wide pedestrian path 
and grassed verge abutting property 
boundary
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6.0 Connectivity and Pedestrian Interface 6.02 Clause 4A & 4B - Amended Scheme Ground Plane

Amended Scheme - Ground Plane Design
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6.0 Connectivity and Pedestrian Interface 6.03 Clause 4A & 4B - Amended Scheme Ground Perspective

RFI Clause 4B
Provide amended plans which demonstrate an improved pedestrian interface at 

the corner of Gayundah Esplanade and Lilla Street. Options may include the use of 

a ramped entry, stepped planting to reduce the height of the boundary wall at this 

location.

Moreton Bay Regional Council 
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Landscaping

Note: Refer to Landscape Architect Report for detailed response to Council RFI
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LLILLLLAA SSTTRREEEETT

7.0 Landscaping 7.01 Clause 5 - Amended Scheme Deep Planting

5100m
m

4995mm

6365mm

5500mm

3030mm

3170mm

RFI Clause 5
The Town Planning Report notes that the development provides 12% deep planting 

and complies with the Residential Uses Code Example E10.2 that deep planting 

areas have a minimum dimension of 4m. Please provide a dimensioned Landscape 

Concept Plan identifying the nominated deep planting areas, noting that they must 

be clear of the basement.

AMENDED LOWER GROUND LEVEL AMENDED UPPER GROUND LEVEL

TOTAL DEEP PLANTING AREA - 845sqm (12.2%)

Deep Planting

Note: Refer to Landscape Architect Report for detailed response to Council RFI
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Key Plan | Ground Level

Legend

1 Circulation Path to 

Townhouse Dwelings

2 Island Tree Planter

3 Seating Walls to Garden Rooms

4 Access Paths & Steps 

to Townhouses

5 Gated Entry to Townhouses

6 Private Terraces

7 Open Lawn

8 Screen Planting to Acoustic Fence

9 2200H Acoustic Fence

10 Pool Fence & Gate

11 High Bar

12 BBQ Bench

13 Alfresco Dining

14 Egress Path 

15 Amenities Block

16 Circulation Paths

17 Cascading Water Feature 

to Lobby Exit

18 Lobby

19 Sun Lounge Deck 

20 Pool Niche

21 Lap Pool

22 Terraced Planter

23 Amphitheatre Seating

24 Stairway to Pool Deck

25  Broad Planter for Large 

Tree Planting

1

2
3

4

5

6

7

8

9

10 11

12

13

14

15

16

16

17

18

1920

21

22

23 24

25

10
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7.0 Landscaping 7.02 Clause 6 - Amended Scheme Landscape Plan

RFI Clause 6
With reference to the Planning Scheme Policy - Residential Design section 6.7 

Landscaping, provide information demonstrating that the proposed landscaping:

• Integrates with the overall site layout and building design;

Information Request – Development Application No. DA/16705/2007/VCHG/3 

Page 3

• Reduces the urban heat island effect and enhances and improves micro-cli-

mate conditions;

• Contributes to local biodiversity;

• Enables planting of large trees on site; and

• Integrates water sensitive urban design.

Note: Refer to Landscape Architect Report for detailed response to Council RFI
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Staging

Moreton Bay Regional Council 

ITEM 2.1 - DA/16702/2007/VCHG/3 - REQUEST TO CHANGE (OTHER) - MATERIAL CHANGE OF USE FOR MULTIPLE DWELLINGS (158 DWELLINGS) AND FOOD AND 
DRINK OUTLET LOCATED AT 2 & 8 GAYUNDAH ESP, WOODY POINT - DIVISION 6 (Cont.)



58

2-8 Gayundah Esplanade, Woody Point Council RFI Response

58

8.0 Staging 8.01 Clause 7 & 8 - Amended Staging Diagram

RFI Clause 7
Please provide amended staging plans which illustrate how the development will be 

physically delivered for Stage 1 (i.e. elevations and a site plan) Plans should illustrate 

the visual appearance of the built form and indicative landscaping for Stage 1.

RFI Clause 8
The proposed town houses are represented in the town planning report as a positive 

aspect of the proposal. In this respect, these should be delivered in stage 1.

Stage 1 Apartment Building

Stage 2 Apartment Building

Stage 2 Townhouses

STAGE 2 TOWNHOUSE STAGING SEQUENCE SECTION Stage 1 Townhouses

To be used as loading 

and servicing zone 

prior to stage 2

LILLA ST

GAYUNDAH E
SPLANADE

AMENDED STAGING DIAGRAM

Note: Staging line also illustrated on all architectural plans, sections and elevations

Note: Basement and Lower Ground car parking to be included within Stage 1
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8.0 Staging 8.02 Clause 7 & 8 - Amended Staging Plans

RFI Clause 7
Please provide amended staging plans which illustrate how the development will be 

physically delivered for Stage 1 (i.e. elevations and a site plan) Plans should illustrate 

the visual appearance of the built form and indicative landscaping for Stage 1.

RFI Clause 8
The proposed town houses are represented in the town planning report as a positive 

aspect of the proposal. In this respect, these should be delivered in stage 1.

Staging - Lower Ground 

Note: Staging line also illustrated on all architectural plans, sections and elevations

Staging - Upper Ground Staging - Level 01

Moreton Bay Regional Council 
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8.0 Staging 8.03 Clause 7 & 8 - Amended Staging Plans

RFI Clause 7
Please provide amended staging plans which illustrate how the development will be 

physically delivered for Stage 1 (i.e. elevations and a site plan) Plans should illustrate 

the visual appearance of the built form and indicative landscaping for Stage 1.

RFI Clause 8
The proposed town houses are represented in the town planning report as a positive 

aspect of the proposal. In this respect, these should be delivered in stage 1.

Staging - Level 02-10 Staging - level 11-12 Staging - Level 13-14

Note: Staging line also illustrated on all architectural plans, sections and elevations
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Materiality and Buildability
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AF01 Precast Structural Column

MF01

Finish  Dark Powdercoated Aluminium
Location 

Substrate Aluminium Framing Systems

GT01

Finish  Clear Glazing
Location 

Substrate Glass

AF01

Finish  Smooth Masonry
Location Upstands and Masonry Walls
Substrate Blockwork and Precast Concrete

TL01

Finish  Tile Finish
Location Balconies
Substrate Concrete

GT01 Clear Glazing

TL01 Tile Finish

MF01 Dark Grey Aluminium  
 Powdercoat Framing
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9.0 Materiality and Buildability 9.01 Material Perspective

Moreton Bay Regional Council 
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Drawings
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