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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking
SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?   
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:- 

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5  The traffic impact of medium density residential uses does not detrimentally affect 
residential amenity, exceed the environmental capacity of the street or cause a traffic hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of additional 
traffic on adjoining residential streets and is designed to discourage industrial traffic from using 
the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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6.

Specific outcome SO 29 Residential development maintains high levels of amenity for 
residents and neighbours and enhances streetscape character.  How does the development 
achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land form.  
Again, how does the development achieve this outcome if there is no retention of the mature koala 
habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with perceptions of 
lack of privacy, increased noise and traffic and changes to streetscape character.  How does the 
applicant address this outcome?   When is an issue considered to be an actual issue as opposed to 
a perception?   
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* if within 800m walking 
distance of a higher order 
or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 34 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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Siting buildings to increase the survivability of buildings and protection of 
people during a bushfire

Acceptable Solution PS 1.1 (2) is applied in that:
(a) Buildings are generally located in areas of least risk on the
site and are
(b) Set back from potentially hazardous vegetation, allowing an
Asset Protection Zone of at least 20m for most townhouses,
to be located wholly on the site.
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Restricted fuel loads and an existing firebreak on the adjacent Lot to the 
west reduces risk to the proposed development as demonstrated in Section 
6.3 of this Plan.

A thriving region of 
opportunity where our communities enjoy a vibrant lifestyle.

creating opportunities
strengthening communities valuing lifestyle
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8.

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 50 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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Siting buildings to increase the survivability of buildings and protection of 
people during a bushfire

Acceptable Solution PS 1.1 (2) is applied in that:
(a) Buildings are generally located in areas of least risk on the
site and are
(b) Set back from potentially hazardous vegetation, allowing an
Asset Protection Zone of at least 20m for most townhouses,
to be located wholly on the site.
Restricted fuel loads and an existing firebreak on the adjacent Lot to the 
west reduces risk to the proposed development as demonstrated in Section 
6.3 of this Plan.
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8.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 62 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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suitably serviced regular public transport
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* if within 800m walking 
distance of a higher order 
or district centre 
precinct.
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* if within 800m walking distance of 
a higher order or district centre 
precinct.
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Stormwater Management and Overland Flow report
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noise sensitive 
places
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* if within 800m walking distance 
of a higher order or district 
centre precinct.
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Stormwater Management and Overland Flow report

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 92 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



noise sensitive places

noise sensitive places

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 93 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



* if within 800m walking distance of 
a higher order or district centre 
precinct.
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– the information that 
has been provided for public notification for this DA is incomplete and 
confusing. The two plans that have been made public with very different 
configurations make it difficult for me to comment with certainty that I am 
commenting on the intended plan. Whether a deliberate strategy by the 
developer or not, this has the effect of being misleading.
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2. The modelling in the developer’s 
traffic report is suited to an inner city suburb with good access to public 
transport. The public transport that is available in the district is presently poor 
and grossly inadequate for a development of this scale. Therefore the traffic 
study that supports this application is unrealistic and inappropriate. This will 
create a completely car-dependant community in the proposed development, 
which will contribute to increased traffic congestion, increased short cutting 
through suburban streets and increased hazards. Congestion is already bad 
at peak times, both on local Council-managed roads and State arterial roads.  

The specific outcome for the assessment criteria for the urban locality relating 
to traffic impact is as follows: 

SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

How has the applicant addressed this in the traffic study and supporting 
information? 

For assessable development in the Urban Locality Residential A Zone, the 
following specific outcomes are identified.  I do not believe that the traffic 
study adequately addresses these outcomes.  How can this development 
meet these outcomes when the average car spaces per dwelling will be 1.5 
car spaces and the average household size in Arana Hills is 2.7 persons with 
the majority of households owning a minimum of two cars (ABS, 2016)?  How 
could parking facilities not dominate when the site layout(s) have visitor car 
parking allocated with “open space” areas? 

Traffic, Access and Car Parking
SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 

Inaccuracy in the traffic management report e.g. 25-30% of traffic would go 
through Eveleigh St is not realistic considering school catchment and main 
train stations locations and no right turn on Plucks Rd. This little street can’t 
support more traffic.
The whole traffic management report should be re-done as it is inaccurate 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 96 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



with wrong data, old guidelines and confusing due to the 2 layouts. 

3. The cumulative impacts of this and the neighbouring 
development on road safety need a holistic solution. No-one in the 
surrounding streets wants the full volume of traffic fed into their street. There 
will need to be a solution that considers (a) the balance of needs of the 
surrounding community and (b) a means to mitigate the various road hazards 
as outlined below. 
The T-intersections of Tetragona Drive and View Crescent with Plucks Road 
are already dangerous without adding significant extra traffic. Any mitigations 
to improve the safety of these T-intersections are limited by the bends and 
hills on Plucks Road and the narrowness of the road—it cannot be widened 
without affecting the safe entry and egress of the Plucks Road residents who 
live opposite these intersections.. Plucks Road is geographically unfit to carry 
the extra traffic that the proposed development would feed onto the road. 
There is also the approved development at 80 Plucks Road with 77 
townhouses, which must be factored into the decision-making. The 
cumulative impacts of both developments and other medium density 
developments further along Plucks Rd have not been addressed in this 
proposal.

The original additional “Request for Information” request from council 
included the applicant providing a detailed impacts on “Capacity Safety” 
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assessment which does not appear to have been provided as part of this 
submission.

Children 
currently feel safe to roam, interact and play in the neighbourhood streets that 
will become connector streets and rat runs for this and the associated 
proposed developments. Small streets that will lose their community feel and 
have an increased risk from increased traffic include Leatherwood and 
Tetragona Drive, Eveleigh St, as well as the streets off Yanderra Avenue. 
This will directly impact on the sense of community we have fostered in the 
Hills District.

The current application and associated forthcoming 
applications for this site compromise the wildlife corridors leading down and 
to Cabbage Tree Creek. This is part of the important Mountains to Mangroves 
Corridor. Council should be working to protect remaining habitat and 
connecting vegetation. The proposed development/s remove the connections 
between areas identified as wildlife corridors and Koala habitat, effectively 
isolating and impacting native fauna.  The connection to Cabbage Tree Creek 
will be reduced and will doom fauna in the environmentally sensitive area. 
Creatures impacted include koalas, brush turkeys, northern brown 
bandicoots, several species of possum, birds and wallabies that come up 
from the creek to graze.
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Specific outcomes associated with environment in the urban locality include: 
SO 49 The natural land form and water quality within the Urban Locality is 
preserved through minimising the extent of earthworks undertaken in 
association with development. 

SO 50 Areas of conservation value are protected, enhanced and rehabilitated 
through appropriate siting and design of low density residential development. 

Is the development proposing to alter the natural land form?  How would the 
development meet specific outcome SO 49 given the scale and intensity of 
the proposal? 

Is the adjacent bushland considered to have conservation value?  If so, how 
does the development propose to meet this specific outcome SO 50? 

6. It is highly probably that mature trees and native 
vegetation would be entirely removed from the site. An attraction of living in 
the Hills District is the bushland and remnant vegetation within the identified 
biodiversity corridor (Pine Rivers Plan and Matters of State Environmental 
Significance). This development would create an obvious scar on the 
landscape which is unlikely to be revegetated to a similar or pre-existing 
condition. 

(Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?   
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7. The noise disturbance to existing residents during construction and 
afterwards will be an ongoing problem for the neighbourhood. Service trucks 
and bulk bin collections, together with the noise from the increased population 
and their vehicles will permanently ruin the peaceful aspect of the area.—
particularly on the quieter streets surrounding the development. 

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:- 

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses

8. MBRC has failed to adequately consult 
with the community on this and associated developments. The developments 
are of such a scale and number that the community should be engaged in a 
systematic and holistic process of neighbourhood planning as these 
developments significantly alter the Hills District. Council’s failure to engage 
our community has seriously jeopardised trust and undermined good faith.  

Community are currently required to write submission while it has not been 
confirmed which layout the proposal has to be assessed about. It is very 
disappointing that Council does not follow its own regulations by not providing 
the community with clear information during the public notification. The DA in 
its current form should be rejected as having two different layouts is 
unacceptable and conflicting supporting technical documents needs to be 
addressed.

The current downturn in the market for multiple 
dwellings in the greater Brisbane area raises serious questions for the need 
of the scale of this development. It is in the wrong location, the wrong suburb 
and is being proposed at the wrong time.

10. MBRC should consider the development application 
under the current zoning (refer MBRC Planning scheme  - Suburban 
Neighbourhood). The current zoning of Lot 10 on SP165087 (82 Plucks 
Road) is Suburban Neighbourhood, which would allow for a total of 64 
dwellings on the property and is more in line with current surrounding 
residential areas.  

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 100 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Suburban 
neighbourhood 
precinct

Dwelling house 
Dual occupancy 
Dwelling unit 
Home based business 
Relocatable home park 
Residential care facility 
*
Retirement facility * 
Rooming 
accommodation * 

* if within 800m walking 
distance of a higher 
order or district centre 
precinct.   

Houses on traditional 
residential lots as 
well as houses on 
narrow lots subject 
to locational and 
design requirements  
Dual occupancies 
(traditional) 
Density no greater 
than 15 dwellings 
per hectare 
Building height up to 
8.5 metres 

However, the application is legally required to be assessed by MBRC under the 
superseded planning scheme (Pine Rivers Plan) and the zoning is Urban Locality 
Residential A (low density), but also mapped as “infill housing” (if located in Sub-
Precincts RA-1, RA-2 or RA-3).  

There are concerns about MBRCs 
ability to enforce local laws and regulations around land clearing and other 
conditions on developers during construction (i.e. land clearing, impacts on 
waterway, damage to environmental corridors, erosion and sediment 
generation). Remedial action to replant clear felled areas is not an accepted 
outcome when habitat has been destroyed.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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8.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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leafy suburb
wildlife and birds.

a quiet cul-de-sac.
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7 Eveleigh Street: 
 
'Cul-de-sac living, bus at the door, Library around the corner. 
 
Protected by the bushy aspect at the front with bush walks behind at the bottom 
of the sloping block. 
 
Chase the bush turkeys, watch the birds in the trees late in the afternoons and 
simply enjoy the peace.' 
 
https://www.realestate.com.au/sold/property-house-qld-arana+hills-105278508 
 
5 Eveleigh Street: 
 
Nestled in a leafy bushland setting oon a quiet cul-de-sac in Arana Hills is this  
lovely lowset home. 

4 Eveleigh Street: 
 
This really interesting split level home is nestled in a quiet bushland setting in a 
cul-de-sac high in Arana Hills. 
 
I am opposed to this development because it appears to use Eveleigh Street as an 
access point, and this will mean it is no longer a cul-de-sac, and it will no longer 
be considered 'quiet cul-de-sac' living.  This will have an impact on our sales 
prices.  It is widely understood that cul-de-sacs are more popular to live on than 
busy through roads to large townhouse developments. 
 
I am also opposed to this development for environmental reasons. Over the past 
decade I have witnessed countless species of birds using the gulley behind 7 
Eveleigh Street and down to 35 Eveleigh Street as a safe haven when they are 
passing through when the seasons change. Sacred Kingfisher, King Parrot, Coucal 
Pheasant, Currawong, Bush Turkey, Sulpher-crested cockatoo, it really is a very 
long list.   
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But we also have koalas.  They are there.  They do exist.  These are there trees.  
The trees in our street have been identified by a member of the local koala group 
as used by koalas.  We have identified koala scat under some of the trees.  They 
are rarely sighted as they are so far up the old trees, and they hide in the bush 
bordering 35 Eveleigh Street.  This one below was displaced by the development 
that occurred when one new house was built. He came running into our backyard, 
scampered up the tree, and rested.  He was frightened by the noise and disruption 
from the development.  This application for 82 Plucks Road will impact these 
remaining koalas.  It is MBRC's duty to protect what is left.  So I am opposed to 
this development because it has not taken into consideration that 82 Plucks Road 
is part of a wider koala corridor.    
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking
SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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Stormwater Management and Overland Flow report
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8.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 148 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?   

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:- 

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

Keisha Eales 
17 Eveleigh Street 
Arana Hills 4054 
keishaeales@gmail.com 
 
 
The Chief Executive Officer 
Moreton Bay Regional Council 
PO Box 159 
Caboolture, Qld 4510 
mbrc@moretonbay.qld.gov.au 
 
 
23/10/2018 
 
 
To the relevant officer 

Re: 82 Plucks Rd, 35-36 Eveleigh St Development Application DA/34775/2017/V2M  
 
Please find below my submission to the 82 Plucks Rd, 35-36 Eveleigh St 
Development Application DA/34775/2017/V2M 
 
My name is Keisha and we have recently built a house in Eveleigh Street, we have a 
5 year old daughter who has made some new friends in the street. We believe that 
the proposed development will drastically effect our street and our community. With 
the addition of 174 town houses will come at least 200+ cars, this is impact our 
children's lives, limiting them to only play in backyards, at present our children 
ranging from 4 to around 11 years of age are playing all together. Riding bikes, 
scooters and playing cricket. 
This will not happen if there are 100 or more cars extra accessing the street.  
I feel that a possible solution could be that the development could be sectioned off so 
that only a certain amount of cars have access to Eveleigh, minimising the traffic in 
the street. Also there could be a strict one way, cars are only aloud to access the 
development using Eveleigh Street until 4pm. No access to development after 4pm, 
the children will still be able to play together freely and our community hopefully will 
still feel the same.  
 
I object to the proposed development for a number of reasons, including: 
 

1. INCOMPLETE AND MISLEADING DA INFORMATION – the information that 
has been provided for public notification for this DA is incomplete and 
confusing. The two plans that have been made public with very different 
configurations make it difficult for me to comment with certainty that I am 
commenting on the intended plan. Whether a deliberate strategy by the 
developer or not, this has the effect of being misleading.  

 
2. INADEQUATE TRAFFIC MODELLING – The modelling in the developer’s 

traffic report is suited to an inner city suburb with good access to public 
transport. The public transport that is available in the district is presently poor 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

and grossly inadequate for a development of this scale. Therefore the traffic 
study that supports this application is unrealistic and inappropriate. This will 
create a completely car-dependant community in the proposed development, 
which will contribute to increased traffic congestion, increased short cutting 
through suburban streets and increased hazards. Congestion is already bad 
at peak times, both on local Council-managed roads and State arterial roads. 

 
The specific outcome for the assessment criteria for the urban locality relating to 

traffic impact is as follows: 
SO 5  The traffic impact of medium density residential uses does not detrimentally affect residential 

amenity, exceed the environmental capacity of the street or cause a traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of additional traffic on 
adjoining residential streets and is designed to discourage industrial traffic from using 
the residential roads. 

 
How has the applicant addressed this in the traffic study and supporting information? 
 

For assessable development in the Urban Locality Residential A Zone, the following 
specific outcomes are identified.  I do not believe that the traffic study 
adequately addresses these outcomes.  How can this development meet 
these outcomes when the average car spaces per dwelling will be 1.5 car 
spaces and the average household size in Arana Hills is 2.7 persons with the 
majority of households owning a minimum of two cars (ABS, 2016)?  How 
could parking facilities not dominate when the site layout(s) have visitor car 
parking allocated with “open space” areas? 

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
 

Inaccuracy in the traffic management report e.g. 25-30% of traffic would go through 
Eveleigh St is not realistic considering school catchment and main train 
stations locations and no right turn on Plucks Rd. This little street can’t 
support more traffic. 

The whole traffic management report should be re-done as it is inaccurate with wrong 
data, old guidelines and confusing due to the 2 layouts. 

 

3. ROAD SAFETY – The cumulative impacts of this and the neighbouring 
development on road safety need a holistic solution. No-one in the 
surrounding streets wants the full volume of traffic fed into their street. There 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

will need to be a solution that considers (a) the balance of needs of the 
surrounding community and (b) a means to mitigate the various road hazards 
as outlined below. 

The T-intersections of Tetragona Drive and View Crescent with Plucks Road are 
already dangerous without adding significant extra traffic. Any mitigations to 
improve the safety of these T-intersections are limited by the bends and hills 
on Plucks Road and the narrowness of the road—it cannot be widened 
without affecting the safe entry and egress of the Plucks Road residents who 
live opposite these intersections.. Plucks Road is geographically unfit to carry 
the extra traffic that the proposed development would feed onto the road. 
There is also the approved development at 80 Plucks Road with 77 
townhouses, which must be factored into the decision-making. The 
cumulative impacts of both developments and other medium density 
developments further along Plucks Rd have not been addressed in this 
proposal.  

 
The original additional “Request for Information” request from council included the 

applicant providing a detailed impacts on “Capacity Safety” assessment which 
does not appear to have been provided as part of this submission 

 
4. STORM WATER AND OVERLAND FLOW – Larger scale impacts to flooding 

have not been considered downstream and upstream for the ultimate 
development scenario (80 and 82 Plucks Road). The Water Management 
Plan is focussed on the site only, which does not provide an accurate 
understanding through its failure to consider the ultimate development 
scenario. The impacts of increasing flow volume down local creek have also 
not been considered. The locations of the inflows from the stormwater system 
are not well defined.  

 
An out of date, 30 year old rainfall guide was used in the stormwater and flood 

mitigations plan instead the current guides. There is an updated Australian 
Rainfall & Runoff guide and current information available from the Bureau of 
Meteorology developed in 2016.  This report remains based on the older 
guidelines and calibrates the models to methods no longer supported 
(Rational Method).  

 
Assessment does not even include the identified and planned road crossings for the 

development. 
 
Modelling also doesn’t remove the bioretention basin requirements from the 

detention basin requirements and assumes inlet control for the culverts 
discharging into t flowing creek system. 

Assessment also identifies an increase in flows from the northern catchment and 
hydraulic modelling puts all flows into the southern creek area even though 
the detention basin locations don’t support this. 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

Outcomes are increased water depths (up to 250mm) at the downstream properties 
and council reserve. The required no worsening scenario hasn’t been 
provided. 

 
The Stormwater Management and Overland Flow report commissioned by the 

applicant and was undertaken by Water Technology Pty LTd is not a fully 
independent report. It was prepared by Water Technology Pty Ltd and 
includes a disclaimer on the cover noting that it is based only on the 
information provided by the applicant.  

The report is based on the site layout provided by the applicant as advertised and 
does not represent the ultimate layout proposed. 

 
The assessment also doesn’t include the potential impacts from the 80 Plucks Road 

development already approved and appears to even maintain the dams 
located on this area. 

 
Water Quality and sediment control treatment devices are proposed that have a bad 

history in regards to performance and no maintenance schedules have been 
nominated.  

 
Council has requested a maintenance schedule for devices and some information 

has been provided however the cost of maintenance is to be worn by the 
operators of the site and this cost is generally the first item to be ignored by 
operators after they have developed and moved out of the area. 

 
There is also no indication of sediment control measures during construction as 

entire assessment is focused on post construction operation. 
 

 
5. THE LOSS OF OUR CHILD FRIENDLY NEIGHBOURHOOD – Children 

currently feel safe to roam, interact and play in the neighbourhood streets that 
will become connector streets and rat runs for this and the associated 
proposed developments. Small streets that will lose their community feel and 
have an increased risk from increased traffic include Leatherwood and 
Tetragona Drive, Eveleigh St, as well as the streets off Yanderra Avenue. 
This will directly impact on the sense of community we have fostered in the 
Hills District.  

 
 
 

6. DAMAGE TO THE NATURAL ENVIRONMENT AND LOSS OF 
BIODIVERSITY- The current application and associated forthcoming 
applications for this site compromise the wildlife corridors leading down and to 
Cabbage Tree Creek. This is part of the important Mountains to Mangroves 
Corridor. Council should be working to protect remaining habitat and 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

connecting vegetation. The proposed development/s remove the connections 
between areas identified as wildlife corridors and Koala habitat, effectively 
isolating and impacting native fauna.  The connection to Cabbage Tree Creek 
will be reduced and will doom fauna in the environmentally sensitive area. 
Creatures impacted include koalas, brush turkeys, northern brown 
bandicoots, several species of possum, birds and wallabies that come up 
from the creek to graze.  

 
Specific outcomes associated with environment in the urban locality include: 
SO 49 The natural land form and water quality within the Urban Locality is preserved 

through minimising the extent of earthworks undertaken in association with 
development. 

 
SO 50 Areas of conservation value are protected, enhanced and rehabilitated 

through appropriate siting and design of low density residential development. 
 
Is the development proposing to alter the natural land form?  How would the 

development meet specific outcome SO 49 given the scale and intensity of 
the proposal? 

 
Is the adjacent bushland considered to have conservation value?  If so, how does the 

development propose to meet this specific outcome SO 50? 
 
 

7. VISUAL AMENITY- It is highly probably that mature trees and native 
vegetation would be entirely removed from the site. An attraction of living in 
the Hills District is the bushland and remnant vegetation within the identified 
biodiversity corridor (Pine Rivers Plan and Matters of State Environmental 
Significance). This development would create an obvious scar on the 
landscape which is unlikely to be revegetated to a similar or pre-existing 
condition. 

(Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 

Specific outcome SO 33 The built form respects the natural environment and land form. 
Again, how does the development achieve this outcome if there is no retention of the 
mature koala habitat trees or any of the current landscape features of the land? 

Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

 
 
 

8. CREEK HEALTH – Cabbage Tree Creek is an important part of the 
Mountains to Mangroves Corridor, recognised in the SEQ Regional Plan. It is 
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an important riparian zone supporting diverse wildlife and plants, and draining 
into Moreton Bay.  

 
The application includes mention of filters to minimise pollutants in run-off, but who 

will monitor this both during construction and in the years after the 
construction has been completed? A development of this scale will inevitably 
create polluted run-off. This has not been addressed in the development 
application.  

 
During the construction period of 12 months or more, there are run-off risks 

associated with earth moving, sediment control, and pollutants from the earth 
moving equipment. These have not been addressed in the development 
application. 

 
9. NOISE – The noise disturbance to existing residents during construction and 

afterwards will be an ongoing problem for the neighbourhood. Service trucks 
and bulk bin collections, together with the noise from the increased population 
and their vehicles will permanently ruin the peaceful aspect of the 
area.—particularly on the quieter streets surrounding the development. 

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses 

10. BUSHFIRE – The development is located within a bushfire impact zone.  
Increased housing density may cause problems with water supply and 
provision of adequate pressure to operate hydrants in the event of bushfire. 

 
11. LAND STABILITY – The site of the proposed development has potential 

existing uncontrolled fill placed by external developers looking to store dirt.  
The site is also steep in areas and may be geotechnical unstable if filled 
significantly.  

 
12. INADEQUATE CONSULTATION –MBRC has failed to adequately consult 

with the community on this and associated developments. The developments 
are of such a scale and number that the community should be engaged in a 
systematic and holistic process of neighbourhood planning as these 
developments significantly alter the Hills District. Council’s failure to engage 
our community has seriously jeopardised trust and undermined good faith.  
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DA/34775/2017/V2M 

Community are currently required to write submission while it has not been confirmed 
which layout the proposal has to be assessed about. It is very disappointing 
that Council does not follow its own regulations by not providing the 
community with clear information during the public notification. The DA in its 
current form should be rejected as having two different layouts is 
unacceptable and conflicting supporting technical documents needs to be 
addressed. 

 
13. ECONOMIC CONDITIONS – The current downturn in the market for multiple 

dwellings in the greater Brisbane area raises serious questions for the need of 
the scale of this development. It is in the wrong location, the wrong suburb 
and is being proposed at the wrong time.  

14. CURRENT ZONING – MBRC should consider the development application 
under the current zoning (refer MBRC Planning scheme  - Suburban 
Neighbourhood). The current zoning of Lot 10 on SP165087 (82 Plucks Road) 
is Suburban Neighbourhood, which would allow for a total of 64 dwellings on 
the property and is more in line with current surrounding residential areas.  

 
Suburban 
neighbourhood 
precinct   

Dwelling house 
Dual occupancy 
Dwelling unit 
Home based business 
Relocatable home park 
Residential care facility 
* 
Retirement facility * 
Rooming 
accommodation * 

* if within 800m walking
distance of a higher 
order or district centre 
precinct.   

Houses on traditional 
residential lots as 
well as houses on 
narrow lots subject to 
locational and design 
requirements  
Dual occupancies 
(traditional) 
Density no greater 
than 15 dwellings 
per hectare 
Building height up to 
8.5 metres 

  
 
However, the application is legally required to be assessed by MBRC under the 
superseded planning scheme (Pine Rivers Plan) and the zoning is Urban Locality 
Residential A (low density), but also mapped as “infill housing” (if located in
Sub-Precincts RA-1, RA-2 or RA-3).  
 
 

15. COUNCIL CONTROL OF DEVELOPER – There are concerns about MBRCs 
ability to enforce local laws and regulations around land clearing and other 
conditions on developers during construction (i.e. land clearing, impacts on 
waterway, damage to environmental corridors, erosion and sediment 
generation). Remedial action to replant clear felled areas is not an accepted 
outcome when habitat has been destroyed.  
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Yours sincerely 
 
 
 
Keisha Eales 
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–

– in the developer’s 
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SO 5  Traffic impact of medium density residential uses does not detrimentally affect 
residential amenity, exceed the environmental capacity of the street or cause a traffic 
hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

parking allocated with “open space” areas?

Traffic, Access and Car Parking 
SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 

ittle street can’t 

–

—
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The original additional “Request for Information” request from council 
detailed impacts on “Capacity Safety” 

–

Modelling also doesn’t remove the bio

though the detention basin locations don’t support this.

Stormwater Management and Overland Flow report
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The assessment also doesn’t include the potential impacts from the 80 Plucks 

–
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8.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?   

–
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–

—

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:- 

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses

–

–

–

. Council’s failure to engage 

–

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 176 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



–

* if within 800m walking 
distance of a higher 
order or district centre 
precinct.

Residential A (low density), but also mapped as “infill housing”

–
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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1.

t does not meet the objective stated on page 1 “In particular provide 
capacity and safety assessments for the following intersections:  

• View Crescent and Plucks Road; 
• Tetragona Drive and Plucks Road; and 
• Proposed access driveway and Plucks Road.”

he word “safety” 

Figure 16 – View Cres/Plucks Rd intersection –
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diagram of the View Cres/Eveleigh St and View Cres/Plucks Rd 
intersections

hasn’t considered the safety impacts on 

“The Department of Transport and Main Roads 'Road Planning and 
Design Manual' (RPDM) and the RTA's 'Guide to Traffic Generating 
Developments' recommends, for planning purposes, adopting a peak hour 
traffic generation rate of 0.6 trips per dwelling for medium – low density
residential developments. Residential lots generate 1 trip per dwelling.”

“worst case scenario”

(and not a “medium – low”

) “traffic forecasting – a growth of 1% each year” is used, with no evidence 
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Ferny Grove train station. It also doesn’t consider the 

“only Scenario 3 has been assessed as this is when development traffic 
will pass through this intersection. As shown, the addition of the development 
traffic has negligible impacts on the intersection, with minimal increases in 
delay, and queue lengths.”
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6.
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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TTM Letter - Traffic Impact 
Assessment.pdf

and safety
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Stormwater Management and Overland Flow report
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8.  

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?   
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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Suburban 
Neighbourhood
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collector street
access street
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provide capacity and safety assessments for the following intersections:  

• View Crescent and Plucks Road;  
• Tetragona Drive and Plucks Road; and  
• Proposed access driveway and Plucks Road.”
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noise sensitive places
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noise sensitive places
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SO 5 The traffic impact of medium density residential uses does not detrimentally affect residential 
amenity, exceed the environmental capacity of the street or cause a traffic hazard. 

Specific outcome SO 39 Development does not generate excessive volumes of additional 
traffic on adjoining residential streets and is designed to discourage industrial traffic from using the 
residential roads.

Traffic, Access and Car Parking
SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.
SO 7 Car parking facilities do not dominate the development or street frontage.
SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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Specific outcome SO 29 Residential development maintains high levels of amenity for 
residents and neighbours and enhances streetscape character. How does the development achieve 
this outcome?
Specific outcome SO 33The built form respects the natural environment and land form. Again, how 
does the development achieve this outcome if there is no retention of the mature koala habitat trees or 
any of the current landscape features of the land?
Specific outcome SO 41Infill residential development, including medium density development, is 
sensitively designed to minimise adverse impacts associated with perceptions of lack of privacy, 
increased noise and traffic and changes to streetscape character. How does the applicant address 
this outcome? When is an issue considered to be an actual issue as opposed to a perception? 

The visual effect on our home will be massive. This development will literally place an intersection on 
our door step which will destroy the whole appeal of our home. 
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and

(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake quiet 
enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A). This should be 
achieved within bedrooms, living areas and noise sensitive areas of non-residential uses
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.
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Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.
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Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

Paul Kingsnorth 
152 Plucks Road 
Arana Hills, 4054 

pgkingsnorth@gmail.com 
 
 
The Chief Executive Officer 
Moreton Bay Regional Council 
PO Box 159 
Caboolture, Qld 4510 
mbrc@moretonbay.qld.gov.au 
 
 
24th.October 2018 
 
To the relevant officer 

Re: 82 Plucks Rd, 35-36 Eveleigh St Development Application DA/34775/2017/V2M  
 
Please find below my submission to the 82 Plucks Rd, 35-36 Eveleigh St 
Development Application DA/34775/2017/V2M 
 
We moved to Arana Hills as we considered it a leafy suburb and like most families we 
wanted more open space and a quieter surrounds for our two young children. 
Although we are not opposed to all developments, a mega development such as this 
should be thoroughly thought out and not have such an impact on the area. 
 
Firstly to be clear; the density of this development is not appropriate for this area or 
Plucks Road.  Plucks Road, although technically an arterial road, is not built to have 
such a volume in traffic and will force residents to take undue risks.  This 
development also clearly doesn’t have enough parking and will cause congestion and 
parking issues within the area and surrounding streets. 
 
My main concern however is the impact all the traffic will have when the residents 
discover the best one or two entry/exits and 300+ cars funnel out these exits in peak 
hours (especially if 80 and 82 are joint together).  A much better solution is clearly to 
separate the development into 3 sections (which are not joined together) and exit 
from either Leatherwood Dr, Eveleigh St or Plucks Rd, thus reducing the chance of 
bottlenecks and impact in one area.  Leatherwood needs to share the load! 
 
My hope however is that in 2018 we should be looking to create better communities 
and push developers to meet every aspect of the scheme’s outcomes and to a high 
level, especially if they want to change the current density. 
 
So far MBRC haven’t done much to push for the best outcome for the community and 
appear unwilling to even challenge the developers. This seemingly appears to be due 
to apathy in doing their job properly and holding the developers to account, under the 
guise of “being taken to court” (where as outlined below is clearly a strong case the 
council would win if done so).  
 
Below is a more detailed list of objections I have for the proposed development. 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

 
I object to the proposed development for a number of reasons, including: 
 

1. INCOMPLETE AND MISLEADING DA INFORMATION – the information that 
has been provided for public notification for this DA is incomplete and 
confusing. The two plans that have been made public with very different 
configurations and make it difficult for me to comment with certainty that I am 
commenting on the intended plan. Whether a deliberate strategy by the 
developer or not, this has the effect of being misleading.  

 
2. INADEQUATE TRAFFIC MODELLING – The modelling in the developer’s 

traffic report is suited to an inner city suburb with good access to public 
transport. The public transport that is available in the district is presently poor 
and grossly inadequate for a development of this scale. Therefore the traffic 
study that supports this application is unrealistic and inappropriate. This will 
create a completely car-dependant community in the proposed development, 
which will contribute to increased traffic congestion, increased short cutting 
through suburban streets and increased hazards. Congestion is already bad 
at peak times, both on local Council-managed roads and State arterial roads.  
 
The reference of 0.6 vehicles per hour in peak time is clearly incorrect due to 
the location, lack of public transport and inevitable dependence on cars. 
 
Section 4 references the survey from 20 April 2017 for the Plucks/Tetragona 
intersection, which I thought was queried for the 80 Plucks Rd development 
and was redone because the survey was conducted during school holidays 
between Easter and Anzac Day public holidays.  This is not indicative of a 
normal day and therefore needs to be redone. 
 
Also even though the report says they have added a 1% growth rate for the 
one year since 2017, I don't know how they have landed on 1% if average 
population growth rate is more like 2.5% to 3% and 60% of trips are taken by 
private vehicles in the area, I would have thought the growth rate would be 
closer to 1.5% to 1.8%.  
 
The report also seems to assume that Yanderra Street would not be utilised 
by any of the development, which I don't see how the report can just bluntly 
justify.  Yanderra probably has better connections through to Dawson Parade 
and Arana Hills plaza than what Plucks Rd would have with the cumulative 
impact of eventually all four developments. 
 
The specific outcome for the assessment criteria for the urban locality relating 
to traffic impact is as follows: 
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the 
street or cause a traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to 
discourage industrial traffic from using the residential roads. 

 
How has the applicant addressed this in the traffic study and supporting 
information? 
 
For assessable development in the Urban Locality Residential A Zone, the 
following specific outcomes are identified.  I do not believe that the traffic 
study adequately addresses these outcomes.  How can this development 
meet these outcomes when the average car spaces per dwelling will be 1.5 
car spaces and the average household size in Arana Hills is 2.7 persons with 
the majority of households owning a minimum of two cars (ABS, 2016)?  How 
could parking facilities not dominate when the site layout(s) have visitor car 
parking allocated with “open space” areas? 

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
 

Inaccuracy in the traffic management report e.g. 25-30% of traffic would go 
through Eveleigh St is not realistic considering school catchment and main 
train stations locations and no right turn on Plucks Rd. This little street can’t 
support more traffic. Leatherwood drive would be a more appropriate road for 
a higher traffic load and needs to be considered in the traffic report also. 

The whole traffic management report should be re-done as it is inaccurate 
with wrong data, old guidelines and confusing due to the 2 layouts. 

 

3. ROAD SAFETY – The cumulative impacts of this and the neighbouring 
development on road safety need a holistic solution. No-one in the 
surrounding streets wants the full volume of traffic fed into their street. There 
will need to be a solution that considers (a) the balance of needs of the 
surrounding community and (b) a means to mitigate the various road hazards 
as outlined below. 
 
The T-intersections at either end of Park Road are very dangerous when 
turning right, whether onto Plucks Road or Patricks Road.  Park Road is a cut 
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through people use to get from or onto the more direct Patricks Road.  The 
Park Road / Patricks Road intersection in particular has considerable amount 
of accidents and as traffic levels increase people will take more risk.  There is 
little ability to mitigate and improve safety to this cut through as the roads are 
narrow and sightlines are very poor due to the undulating and curving of the 
roads. 
 
The T-intersections of Tetragona Drive and View Crescent with Plucks Road 
are also already dangerous without adding significant extra traffic. Any 
mitigations to improve the safety of these T-intersections are limited by the 
bends and hills on Plucks Road and the narrowness of the road—it cannot be 
widened without affecting the safe entry and egress of the Plucks Road 
residents who live opposite these intersections.. Plucks Road is 
geographically unfit to carry the extra traffic that the proposed development 
would feed onto the road. There is also the approved development at 80 
Plucks Road with 77 townhouses, which must be factored into the 
decision-making. The cumulative impacts of both developments and other 
medium density developments further along Plucks Rd have not been 
addressed in this proposal.  

 
The original additional “Request for Information” request from council included 
the applicant providing a detailed impacts on “Capacity Safety” assessment 
which does not appear to have been provided as part of this submission. 
 
Currently we also have major issues with exiting our property. We are on an 
inside of a curve with bad sight lines and an undulating road. With current 
traffic levels in peak times it is hard to find a break in traffic as it is.  Therefore 
the traffic modelling for these developments needs to be accurate and show 
how they will affect people on the street like us and take into account the 
cumulative traffic from all the developments.  We also have two young 
children who sit in the back seat as we reverse from our carport.  Please 
consider that they are being put in increased danger if we are forced to 
take undue risk just to get out onto the road.  

 
4. STORM WATER AND OVERLAND FLOW – Our property is in a dip of the 

road which gathers water from the peak near Hutton Road intersection and 
the peak near View Crescent on the other side.  Perhaps due to the road and 
drainage originally being built in the 1960’s we only have one drain on our 
side of the street and is the lowest point in this section of the road.  It 
therefore becomes filled to capacity regularly with large amounts of rain and 
creates damaging overland flow through our property as it overflows. 
Although the developments may be lower down the system, what will happen 
when these stormwater pathways are put under more strain? Will our drain 
not be able to even take current levels? From what we have been told when 
contacting the council about our issues they are at near capacity already but 
are unwilling to make the improvements necessary.  
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Larger scale impacts to flooding have not been considered downstream and 
upstream for the ultimate development scenario (80 and 82 Plucks Road). 
The Water Management Plan is focussed on the site only, which does not 
provide an accurate understanding through its failure to consider the ultimate 
development scenario. The impacts of increasing flow volume down local 
creek have also not been considered. The locations of the inflows from the 
stormwater system are not well defined.  

 
An out of date, 30 year old rainfall guide was used in the stormwater and flood 
mitigations plan instead the current guides. There is an updated Australian 
Rainfall & Runoff guide and current information available from the Bureau of 
Meteorology developed in 2016.  This report remains based on the older 
guidelines and calibrates the models to methods no longer supported 
(Rational Method).  

 
Assessment does not even include the identified and planned road crossings 
for the development. 

 
Modelling also doesn’t remove the bioretention basin requirements from the 
detention basin requirements and assumes inlet control for the culverts 
discharging into t flowing creek system. 
 
Assessment also identifies an increase in flows from the northern catchment 
and hydraulic modelling puts all flows into the southern creek area even 
though the detention basin locations don’t support this. 
 
Outcomes are increased water depths (up to 250mm) at the downstream 
properties and council reserve. The required no worsening scenario hasn’t 
been provided. 

 
The Stormwater Management and Overland Flow report commissioned by the 
applicant and was undertaken by Water Technology Pty LTd is not a fully 
independent report. It was prepared by Water Technology Pty Ltd and 
includes a disclaimer on the cover noting that it is based only on the 
information provided by the applicant.  

 
The report is based on the site layout provided by the applicant as advertised 
and does not represent the ultimate layout proposed. 

 
The assessment also doesn’t include the potential impacts from the 80 Plucks 
Road development already approved and appears to even maintain the dams 
located on this area. 
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Water Quality and sediment control treatment devices are proposed that have 
a bad history in regards to performance and no maintenance schedules have 
been nominated.  

 
Council has requested a maintenance schedule for devices and some 
information has been provided however the cost of maintenance is to be worn 
by the operators of the site and this cost is generally the first item to be 
ignored by operators after they have developed and moved out of the area. 

 
There is also no indication of sediment control measures during construction 
as entire assessment is focused on post construction operation. 

 
5. DAMAGE TO THE NATURAL ENVIRONMENT AND LOSS OF 

BIODIVERSITY- The current application and associated forthcoming 
applications for this site compromise the wildlife corridors leading down and to 
Cabbage Tree Creek. This is part of the important Mountains to Mangroves 
Corridor. Council should be working to protect remaining habitat and 
connecting vegetation. The proposed development/s remove the connections 
between areas identified as wildlife corridors and Koala habitat, effectively 
isolating and impacting native fauna.  The connection to Cabbage Tree Creek 
will be reduced and will doom fauna in the environmentally sensitive area. 
Creatures impacted include koalas, brush turkeys, northern brown 
bandicoots, several species of possum, birds and wallabies that come up 
from the creek to graze.  
 
Specific outcomes associated with environment in the urban locality include: 
SO 49 The natural land form and water quality within the Urban Locality is 
preserved through minimising the extent of earthworks undertaken in 
association with development. 

 
SO 50 Areas of conservation value are protected, enhanced and rehabilitated 
through appropriate siting and design of low density residential development. 

 
Is the development proposing to alter the natural land form?  How would the 
development meet specific outcome SO 49 given the scale and intensity of 
the proposal?

 
Is the adjacent bushland considered to have conservation value?  If so, how 
does the development propose to meet this specific outcome SO 50? 

 
 

6. VISUAL AMENITY- It is highly probably that mature trees and native 
vegetation would be entirely removed from the site. An attraction of living in 
the Hills District is the bushland and remnant vegetation within the identified 
biodiversity corridor (Pine Rivers Plan and Matters of State Environmental 
Significance). This development would create an obvious scar on the 
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landscape which is unlikely to be revegetated to a similar or pre-existing 
condition. 

(Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

Developments like this that have gone up on Bunya Rd are not in keeping with 
the area.  They are a sea of concrete and roofing.  The trees and green spaces in 
the plan are far too few in proportion to the amount of space and numbers given 
to buildings.  

 
7. CREEK HEALTH – Cabbage Tree Creek is an important part of the 

Mountains to Mangroves Corridor, recognised in the SEQ Regional Plan. It is 
an important riparian zone supporting diverse wildlife and plants, and draining 
into Moreton Bay.  

 
The application includes mention of filters to minimise pollutants in run-off, but 
who will monitor this both during construction and in the years after the 
construction has been completed? A development of this scale will inevitably 
create polluted run-off. This has not been addressed in the development 
application.  

 
During the construction period of 12 months or more, there are run-off risks 
associated with earth moving, sediment control, and pollutants from the earth 
moving equipment. These have not been addressed in the development 
application. 

8. NOISE – The noise disturbance to existing residents during construction and 
afterwards will be an ongoing problem for the neighbourhood. Service trucks 
and bulk bin collections, together with the noise from the increased population 
and their vehicles will permanently ruin the peaceful aspect of the area. Road 
noise is already at a defining level on Plucks Road and no provision is being 
given to residence to combat these increases and intrusions into our homes. 

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and 
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(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 
quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses 

9. BUSHFIRE – The development is located within a bushfire impact zone.  
Increased housing density may cause problems with water supply and 
provision of adequate pressure to operate hydrants in the event of bushfire. 

 
10. LAND STABILITY – The site of the proposed development has potential 

existing uncontrolled fill placed by external developers looking to store dirt.  
The site is also steep in areas and may be geotechnical unstable if filled 
significantly.  

 
11. INADEQUATE CONSULTATION –MBRC has failed to adequately consult 

with the community on this and associated developments. The developments 
are of such a scale and number that the community should be engaged in a 
systematic and holistic process of neighbourhood planning as these 
developments significantly alter the Hills District. Council’s failure to engage 
our community has seriously jeopardised trust and undermined good faith.  

 
Community are currently required to write submission while it has not been 
confirmed which layout the proposal has to be assessed about. It is very 
disappointing that Council does not follow its own regulations by not providing 
the community with clear information during the public notification. The DA in 
its current form should be rejected as having two different layouts is 
unacceptable and conflicting supporting technical documents needs to be 
addressed. 

 
12. ECONOMIC CONDITIONS – The current downturn in the market for multiple 

dwellings in the greater Brisbane area raises serious questions for the need of 
the scale of this development. It is in the wrong location, the wrong suburb 
and is being proposed at the wrong time.  

13. CURRENT ZONING – MBRC should consider the development application 
under the current zoning (refer MBRC Planning scheme  - Suburban 
Neighbourhood). The current zoning of Lot 10 on SP165087 (82 Plucks Road) 
is Suburban Neighbourhood, which would allow for a total of 64 dwellings on 
the property and is more in line with current surrounding residential areas.  

 
Suburban 
neighbourhood 
precinct   

Dwelling house 
Dual occupancy 
Dwelling unit 
Home based business 
Relocatable home park 

Houses on traditional 
residential lots as 
well as houses on 
narrow lots subject to 
locational and design 
requirements  
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Residential care facility 
* 
Retirement facility * 
Rooming 
accommodation * 

* if within 800m walking
distance of a higher 
order or district centre 
precinct.   

Dual occupancies 
(traditional) 
Density no greater 
than 15 dwellings 
per hectare 
Building height up to 
8.5 metres 

  

 
However, the application is legally required to be assessed by MBRC under the 
superseded planning scheme (Pine Rivers Plan) and the zoning is Urban Locality 
Residential A (low density), but also mapped as “infill housing” (if located in 
Sub-Precincts RA-1, RA-2 or RA-3).  
 
 

14. COUNCIL CONTROL OF DEVELOPER – There are concerns about MBRCs 
ability to enforce local laws and regulations around land clearing and other 
conditions on developers during construction (i.e. land clearing, impacts on 
waterway, damage to environmental corridors, erosion and sediment 
generation). Remedial action to replant clear felled areas is not an accepted 
outcome when habitat has been destroyed.  

 
 
Yours sincerely 
 
 
Paul Graham Kingsnorth 
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  
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Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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8.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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5.
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Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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Hi, 

We are writing to oppose the development at 82 Plucks Rd, Arana Hills. 
DA/34775/2017/V2M. 

My family are at 85 Plucks Road and already struggling with the traffic on the road just to get 
to the train station in the mornings. Its becoming very unsafe coming out of our driveway. 
This development will make the problem much much worse. 

I am also concerned with the safety issues of having my dog or kids playing in the front yard 
with increased population and traffic. 

I enjoy quiet walks around Arana Hills with the beautiful nature, this will be affected when 
trees and wildlife are affected to make way for these properties. 

I do not want access out/in on Plucks Rd and demand this be changed. 

Signed,

Alex McMahon  

Alana Sargent 

Owners of: 85 Plucks Rd, Arana Hills 
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Andrew & Kirsty Moren 
PO Box 6628 
Mitchelton QLD 4053 

Wednesday, 24th October 2018 

Moreton Bay Regional Council 
PO Box 159 
Caboolture QLD 4510 

To whom it may concern, 

Our reason for this letter is to outline our concerns and objections to the following 
proposed development. 

82 Plucks Road, 35-36 Eveleigh Street, Arana Hills QLD 4054 
DA/34775/2017/V2M – 174 Townhouse Dwellings 

In 2015, we purchased a large block of land in Arana Hills. Along with other residents 
in our street, we recently completed construction of our new home and have invested 
valuable time, effort, and financial costs towards complying with Moreton Bay 
Regional Council’s planning scheme and Urban Locality requirements. 

Part of these requirements included maintaining the biodiversity overlays and 
designing and implementing a single residential dwelling within the sloping nature 
of the site. The result being in keeping with the surrounding lots in the area and 
adhering to the MBRC Planning Scheme requirements.  

We, along with many others in our community moved to the Arana Hills area for the 
following reasons: 

Generous single dwelling house lots 
Cul-de-sac living (often housing 20+ children each afternoon after school) 
Local community feel 
Quiet & family friendly neighborhood 
Bushland surrounds 
Environmentally conscious community  

The proposed development listed above will result in a large percentage of Arana Hills 
residents being housed in a small land area. There are many issues that are of 
concern to not only us but our surrounding community. Some of these include: 

Further transport issues and large traffic disturbance to existing, already over 
stretched infrastructure.  
Disturbance to existing suburban zoned neighborhood areas that have complied 
with single residential dwelling build requirements. 
Increased strain on outdated power and data network. 
Increased strain on water and sewage network.  
Disturbance to existing native flora and fauna habitat. 
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It’s obvious that the proposed development at 82 Plucks Road will substantially 
increase the monetary pockets of MBRC through development application fees and 
eventually through the proposed number of rate paying residents.  

As recommended in the MBRC Planning Scheme / Urban Locality and previously 
enforced upon us when we built, the biodiversity, landslip, bushfire and other 
environmental overlays outline that development to this area should be in keeping 
with the nature of the existing suburb and natural lay of the land and environment. 
Increased housing density to this development area that is already situated in a 
bushfire impact zone may cause problems with water supply and provision of 
adequate pressure to operate hydrants in the event of a bushfire.  

References: 

SO 49 The natural land form and water quality within the Urban Locality is preserved 
through minimizing the extent of earthworks undertaken in association with 
development.

SO 50 Areas of conservation value are protected, enhanced and rehabilitated through 
appropriate siting and design of low density residential development.

Current documentation available for public notification period does not adequately 
address nor support the above elements. 

In the instance of 82 Plucks Road, we feel single residential house lots would be more 
appropriate. It’s clear that there’s an obvious disconnect between what has been 
enforced by MBRC in the past and what is being detailed in the proposed development 
at 82 Plucks Road.  

In addition to the above, we feel better design solutions to the access points should 
be enforced as part of the proposed development. Should the development proceed, 
the points below should be more appropriately assessed and considered. 

Considering the Plucks Road frontage size of 82 Plucks Road, appropriate and 
safe entry/exit to both left and right directions should be enforced as part of the 
development requirements. It is likely that many residents housed in this area 
will be utilizing train services via Ferny Grove train station daily. This would 
require the ability to turn right out of 82 Plucks Road onto Plucks Road. Based 
on current traffic assessment documentation listed on MBRC PD Online, there is 
no proposed right-hand turning lane from 82 Plucks Road on to Plucks Road. 

Access via Eveleigh Street to the proposed development at 82 Plucks Road will 
cause the largest disturbance to existing residents as it is currently a cul-de-sac 
street. Visibility out of Eveleigh Street onto View Crescent (in both directions) is 
already limited. With potentially a further 300 cars being added to the roads in 
the 82 Plucks Road & 80 Plucks Road Developments alone, it is only going to 
become busier and more difficult which is a safety concern. Should a right-hand 
turn option not be implemented from 82 Plucks Road on to Plucks Road, 
increased traffic will travel through Eveleigh Street, turn left onto View Crescent 
and then turn right onto Plucks Road (another extremely dangerous and already 
limited view right turn area) to access the Ferny Grove train station and other 
amenities (local schools etc.) situated in that direction. 
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References: 

SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.

SO 6 Traffic generated by the use of site and access to the site does not adversely 
affect existing traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.

SO 39 Developments does not generate excessive volumes of additional traffic on 
adjoining residential streets and is designed to discourage industrial traffic from using 
the residential roads.

Current documentation available for public notification period does not adequately 
address nor support the above elements. 

In conclusion, we understand it is important for new developments to be considered to 
enable continued growth to Moreton Bay Regional Council area. We feel new 
developments should be in keeping with the nature of the area and in line with what 
types of dwellings are most sought after in the suburb. Moreton Bay Regional Council 
should demonstrate consistency in maintaining biodiversity, landslip and other 
environmental overlays as well as implementing design appropriate infrastructure 
regardless of the size of the development. 

We look forward to continued discussion and adjustments to the proposed 
development at 82 Plucks Road, Arana Hills to better suit our community. 

Yours Faithfully, 

Andrew Moren 
0409 495 761 

Kirsty Moren 
0437 567 494 
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2.4 Urban Residential 
and Ancillary Development and Land Use
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4.3
Transport Infrastructure
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Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing traffic 
patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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Planning Regulation 2017

3.1 Terrestrial Ecosystems
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noise sensitive places

noise 
sensitive places
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SO 5  The traffic impact of medium density residential uses does not detrimentally affect 
residential amenity, exceed the environmental capacity of the street or cause a traffic hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of additional 
traffic on adjoining residential streets and is designed to discourage industrial traffic from using 
the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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6.

Specific outcome SO 29 Residential development maintains high levels of amenity for 
residents and neighbours and enhances streetscape character.  How does the development 
achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land form.  
Again, how does the development achieve this outcome if there is no retention of the mature koala 
habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with perceptions of 
lack of privacy, increased noise and traffic and changes to streetscape character.  How does the 
applicant address this outcome?   When is an issue considered to be an actual issue as opposed to 
a perception?   
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* if within 800m walking 
distance of a higher order 
or district centre 
precinct.
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Moreton Bay Regional Council 
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Nature Conservation Act 1992, 
Environmental Protection Act 1994, Vegetation Management Act 1999. 
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Stormwater Management and Overland Flow report
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4.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
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Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?   
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.
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Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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6.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure: -
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non-
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally affect 
residential amenity, exceed the environmental capacity of the street or cause a traffic 
hazard.

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage industrial
traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.
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SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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Mountains to Mangroves 
Corridor
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ECONIMC IMPACT ON MY PRPOERTY-

9.

Specific outcome SO 29 Residential development maintains high levels of amenity for 
residents and neighbours and enhances streetscape character. How does the development 
achieve this outcome?
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Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of the 
mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered to 
be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise
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The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally
affect residential amenity, exceed the environmental capacity of the street or cause a
traffic hazard.

Specific outcome SO 39 Development does not generate excessive volumes of
additional traffic on adjoining residential streets and is designed to discourage
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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8.

Specific outcome SO 29 Residential development maintains high levels of amenity
for residents and neighbours and enhances streetscape character. How does the
development achieve this outcome?

Specific outcome SO 33 The built form respects the natural environment and land form.
Again, how does the development achieve this outcome if there is no retention of the
mature koala habitat trees or any of the current landscape features of the land?

Specific outcome SO 41 Infill residential development, including medium density
development, is sensitively designed to minimise adverse impacts associated with
perceptions of lack of privacy, increased noise and traffic and changes to streetscape
character. How does the applicant address this outcome? When is an issue considered
to be an actual issue as opposed to a perception?
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A). This
should be achieved within bedrooms, living areas and noise sensitive areas of non
residential uses
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* if within 800m walking
distance of a higher
order or district centre
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-

(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 
quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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Note: The letter also indicates the potential of further development of this fully 
vegetated adjoining lot with linkages to this development.
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 433 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.
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Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 437 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

Allan James and Sarah Beutel 
1 Barber Road 
Ferny Hills, 4055 
allan@formationmedia.net 
sjbeutel@gmail.com 
 
 
To: 
The Chief Executive Officer 
Moreton Bay Regional Council 
PO Box 159 
Caboolture, Qld 4510 
mbrc@moretonbay.qld.gov.au 
 
21 October, 2018 
 
To the relevant officer, 

Re: 82 Plucks Rd, 35-36 Eveleigh St Development Application DA/34775/2017/V2M  
 
Please note: We DO NOT want our personal details being shared online or on any 
public forum related to this development. Thank you. 
 
Please find below my submission to the 82 Plucks Rd, 35-36 Eveleigh St 
Development Application DA/34775/2017/V2M 
 
As a local home owner, I am compelled to respond to and lodge my objection to this 
proposed development. I am also writing this on behalf of my partner Sarah, who also 
objects strongly to the development. We have lived at Barber Road, Ferny Hills (just 
up the road from the proposed development site) for over 4 years now, and we very 
much love this area for many reasons; especially the abundance of trees and 
surrounding bushland which provides habitat to a large variety of wildlife. 
 
The things that I am particularly concerned about with the proposed development 
include increased traffic and its effect on congestion, reduced parking and road 
safety. During peak times, the traffic can already be very congested around the main 
and secondary roads in Ferny Hills which is painful at times. A development such as 
this will increase the numbers of cars on the roads dramatically.  
 
Also I catch the train daily to commute to work, and currently I am rarely able to get a 
park at the Ferny Grove train station, as all parks are full well before 8am. I am 
usually not able to get to the station in time to get a park in the morning and so 
therefore am forced to park on the street, in Gordon Road, and walk to the train from 
there. I am by no means the only one with this issue, as I very regularly see large 
numbers of cars searching for parks at the station without success, and being forced 
into the neighbouring streets for parking. A development such as this will certainly 
increase the numbers of cars looking for parks at the station, which is already far past 
capacity. 
 
Another major concern for us relates to potential damage to the environment, 
including the removal of trees and other flora, and natural habitat areas for Koalas 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

and other species, and the destruction of absolutely necessary corridors that allow 
animals to safely travel between habitats. We are also very concerned about the 
health of the creek system that also serves the local wildlife, as developments such 
as this often contribute to pollution of the waterways by run off from the site during 
development. We cherish the greenery and wildlife of the hills area and it was one of 
the main reasons for buying property in this area. To see dwellings of this density 
being proposed/approved, with blatant disregard to existing regulations, limitations 
and processes is disgusting. Not to mention the tactics being used by the developer, 
and the incomplete and misleading information that has been provided to the 
community. Just not acceptable. 
 
The information that follows outlines the specific objections we have to this 
development, and all related information to back up our claims. 
 
Much of this document has been compiled after much research from a group of 
passionate people like myself in the the local community; whom will be directly 
affected by the proposed development. I am thankful for the efforts of these people. 
 
I object to the proposed development for the following reasons, including: 
 
1. INCOMPLETE AND MISLEADING DA INFORMATION – the information that 

has been provided for public notification for this DA is incomplete and confusing. 
The two plans that have been made public with very different configurations make 
it difficult for me to comment with certainty that I am commenting on the intended 
plan. Whether a deliberate strategy by the developer or not, this has the effect of 
being misleading.  

 
2. INADEQUATE TRAFFIC MODELLING – The modelling in the developer’s traffic 

report is suited to an inner city suburb with good access to public transport. The 
public transport that is available in the district is presently poor and grossly 
inadequate for a development of this scale. Therefore the traffic study that 
supports this application is unrealistic and inappropriate. This will create a 
completely car-dependant community in the proposed development, which will 
contribute to increased traffic congestion, increased short cutting through 
suburban streets and increased hazards. Congestion is already bad at peak 
times, both on local Council-managed roads and State arterial roads.  

 
The specific outcome for the assessment criteria for the urban locality relating to 
traffic impact is as follows: 
 
SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  
 
SO 39 Development does not generate excessive volumes of additional traffic on 
adjoining residential streets and is designed to discourage industrial traffic from using 
the residential roads. 
 
How has the applicant addressed this in the traffic study and supporting information? 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

 

For assessable development in the Urban Locality Residential A Zone, the following 
specific outcomes are identified.  I do not believe that the traffic study adequately 
addresses these outcomes.  

How can this development meet these outcomes when the average car spaces per 
dwelling will be 1.5 car spaces and the average household size in Arana Hills is 2.7 
persons with the majority of households owning a minimum of two cars (ABS, 2016)?  

How could parking facilities not dominate when the site layout(s) have visitor car 
parking allocated with “open space” areas? 

SO 6 Traffic generated by the use of the site and access to the site does not 
adversely affect existing traffic patterns, safety or residential amenity. 
 
SO 7 Car parking facilities do not dominate the development or street frontage. 
 
SO 8 Development does not result in on-street parking congestion.

Inaccuracy in the traffic management report e.g. 25-30% of traffic would go through 
Eveleigh St is not realistic considering school catchment and main train stations 
locations and no right turn on Plucks Rd. This little street can’t support more traffic. 

The whole traffic management report should be re-done as it is inaccurate with wrong 
data, old guidelines and confusing due to the 2 layouts. 

3. ROAD SAFETY – The cumulative impacts of this and the neighbouring 
development on road safety need a holistic solution. No-one in the surrounding 
streets wants the full volume of traffic fed into their street. There will need to be a 
solution that considers (a) the balance of needs of the surrounding community 
and (b) a means to mitigate the various road hazards as outlined below. 

 
The T-intersections of Tetragona Drive and View Crescent with Plucks Road are 
already dangerous without adding significant extra traffic. Any mitigations to improve 
the safety of these T-intersections are limited by the bends and hills on Plucks Road 
and the narrowness of the road—it cannot be widened without affecting the safe 
entry and egress of the Plucks Road residents who live opposite these intersections.. 
Plucks Road is geographically unfit to carry the extra traffic that the proposed 
development would feed onto the road. There is also the approved development at 
80 Plucks Road with 77 townhouses, which must be factored into the 
decision-making. The cumulative impacts of both developments and other medium 
density developments further along Plucks Rd have not been addressed in this 
proposal.  
 
The original additional “Request for Information” request from council included the 
applicant providing a detailed impacts on “Capacity Safety” assessment which does 
not appear to have been provided as part of this submission. 
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4. STORM WATER AND OVERLAND FLOW – Larger scale impacts to flooding 

have not been considered downstream and upstream for the ultimate 
development scenario (80 and 82 Plucks Road). The Water Management Plan is 
focussed on the site only, which does not provide an accurate understanding 
through its failure to consider the ultimate development scenario. The impacts of 
increasing flow volume down local creek have also not been considered. The 
locations of the inflows from the stormwater system are not well defined.  

 
An out of date, 30 year old rainfall guide was used in the stormwater and flood 
mitigations plan instead the current guides. There is an updated Australian Rainfall & 
Runoff guide and current information available from the Bureau of Meteorology 
developed in 2016.  This report remains based on the older guidelines and calibrates 
the models to methods no longer supported (Rational Method).  
 
Assessment does not even include the identified and planned road crossings for the 
development. Modelling also doesn’t remove the bioretention basin requirements 
from the detention basin requirements and assumes inlet control for the culverts 
discharging into t flowing creek system. 
 
Assessment also identifies an increase in flows from the northern catchment and 
hydraulic modelling puts all flows into the southern creek area even though the 
detention basin locations don’t support this. Outcomes are increased water depths 
(up to 250mm) at the downstream properties and council reserve. The required no 
worsening scenario hasn’t been provided. 
 
The Stormwater Management and Overland Flow report commissioned by the 
applicant and was undertaken by Water Technology Pty LTd is not a fully 
independent report. It was prepared by Water Technology Pty Ltd and includes a 
disclaimer on the cover noting that it is based only on the information provided by the 
applicant. The report is based on the site layout provided by the applicant as 
advertised and does not represent the ultimate layout proposed. 
 
The assessment also doesn’t include the potential impacts from the 80 Plucks Road 
development already approved and appears to even maintain the dams located on 
this area.  
 
Water Quality and sediment control treatment devices are proposed that have a bad 
history in regards to performance and no maintenance schedules have been 
nominated.  Council has requested a maintenance schedule for devices and some 
information has been provided however the cost of maintenance is to be worn by the 
operators of the site and this cost is generally the first item to be ignored by operators 
after they have developed and moved out of the area. 
 
There is also no indication of sediment control measures during construction as 
entire assessment is focused on post construction operation. 
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5. THE LOSS OF OUR CHILD FRIENDLY NEIGHBOURHOOD – Children currently 

feel safe to roam, interact and play in the neighbourhood streets that will become 
connector streets and rat runs for this and the associated proposed 
developments. Small streets that will lose their community feel and have an 
increased risk from increased traffic include Leatherwood and Tetragona Drive, 
Eveleigh St, as well as the streets off Yanderra Avenue. This will directly impact 
on the sense of community we have fostered in the Hills District. 

 
 
6. DAMAGE TO THE NATURAL ENVIRONMENT AND LOSS OF BIODIVERSITY- 

The current application and associated forthcoming applications for this site 
compromise the wildlife corridors leading down and to Cabbage Tree Creek. This 
is part of the important Mountains to Mangroves Corridor. Council should be 
working to protect remaining habitat and connecting vegetation. The proposed 
development/s remove the connections between areas identified as wildlife 
corridors and Koala habitat, effectively isolating and impacting native fauna.  The 
connection to Cabbage Tree Creek will be reduced and will doom fauna in the 
environmentally sensitive area. Creatures impacted include koalas, brush 
turkeys, northern brown bandicoots, several species of possum, birds and 
wallabies that come up from the creek to graze. 

 
Specific outcomes (SO) associated with environment in the urban locality include: 
 
SO 49 The natural landform and water quality within the Urban Locality is preserved 
through minimising the extent of earthworks undertaken in association with 
development. 
 
Is the development proposing to alter the natural landform?  How would the 
development meet specific outcome SO 49 given the scale and intensity of the 
proposal?
 
SO 50 Areas of conservation value are protected, enhanced and rehabilitated 
through appropriate siting and design of low density residential development. 
 
Is the adjacent bushland considered to have conservation value?  If so, how does the 
development propose to meet this specific outcome SO 50? 
 
 
7. VISUAL AMENITY- It is highly probably that mature trees and native vegetation 

would be entirely removed from the site. An attraction of living in the Hills District 
is the bushland and remnant vegetation within the identified biodiversity corridor 
(Pine Rivers Plan and Matters of State Environmental Significance). This 
development would create an obvious scar on the landscape which is unlikely to 
be revegetated to a similar or pre-existing condition. 

 
SO 29 Residential development maintains high levels of amenity for residents and 
neighbours and enhances streetscape character.  

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 451 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
DA/34775/2017/V2M 

How does the development achieve this outcome? 
 
SO 33 The built form respects the natural environment and landform.  
 
Again, how does the development achieve this outcome if there is no retention of the 
mature koala habitat trees or any of the current landscape features of the land? 
 
SO 41 Infill residential development, including medium density development, is 
sensitively designed to minimise adverse impacts associated with perceptions of lack 
of privacy, increased noise and traffic and changes to streetscape character.  
 
How does the applicant address this outcome?  When is an issue considered to be 
an actual issue as opposed to a perception?  
 
 
8. CREEK HEALTH – Cabbage Tree Creek is an important part of the Mountains to 

Mangroves Corridor, recognised in the SEQ Regional Plan. It is an important 
riparian zone supporting diverse wildlife and plants, and draining into Moreton 
Bay.  

 
The application includes mention of filters to minimise pollutants in runoff, but who
will monitor this both during construction and in the years after the construction has 
been completed?
 
A development of this scale will inevitably create polluted runoff. This has not been 
addressed in the development application.  
 
During the construction period of 12 months or more, there are run-off risks 
associated with earth moving, sediment control, and pollutants from the earth moving 
equipment. These have not been addressed in the development application. 
 
9. NOISE – The noise disturbance to existing residents during construction and 

afterwards will be an ongoing problem for the neighbourhood. Service trucks and 
bulk bin collections, together with the noise from the increased population and 
their vehicles will permanently ruin the peaceful aspect of the area - particularly 
on the quieter streets surrounding the development. 

SO 43 New uses and works for noise sensitive places are designed, sited or 
constructed to ensure:  
 
(1) interior noise levels do not adversely impact on the primary functions of the use; 
 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise 
undertake quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works 
for noise sensitive places achieve average Lmax (10pm - 6am) not greater than 50 
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dB(A). This should be achieved within bedrooms, living areas and noise sensitive 
areas of non residential uses 

10. BUSHFIRE – The development is located within a bushfire impact zone.  
Increased housing density may cause problems with water supply and provision 
of adequate pressure to operate hydrants in the event of bushfire. 

 
11. LAND STABILITY – The site of the proposed development has potential existing 

uncontrolled fill placed by external developers looking to store dirt.  The site is 
also steep in areas and may be geotechnical unstable if filled significantly.  

 
12. INADEQUATE CONSULTATION –MBRC has failed to adequately consult with 

the community on this and associated developments. The developments are of 
such a scale and number that the community should be engaged in a systematic 
and holistic process of neighbourhood planning as these developments 
significantly alter the Hills District. Council’s failure to engage our community has 
seriously jeopardised trust and undermined good faith.  

 
Community are currently required to write submission while it has not been confirmed 
which layout the proposal has to be assessed about. It is very disappointing that 
Council does not follow its own regulations by not providing the community with clear 
information during the public notification. The DA in its current form should be 
rejected as having two different layouts is unacceptable and conflicting supporting 
technical documents needs to be addressed. 
 
13. ECONOMIC CONDITIONS – The current downturn in the market for multiple 

dwellings in the greater Brisbane area raises serious questions for the need of 
the scale of this development. It is in the wrong location, the wrong suburb and is 
being proposed at the wrong time.  
 

14. CURRENT ZONING – MBRC should consider the development application under 
the current zoning (refer MBRC Planning scheme  - Suburban Neighbourhood). 
The current zoning of Lot 10 on SP165087 (82 Plucks Road) is Suburban 
Neighbourhood, which would allow for a total of 64 dwellings on the property and 
is more in line with current surrounding residential areas.  

 
Suburban 
neighbourhood 
precinct   

Dwelling house 
Dual occupancy 
Dwelling unit 
Home based business 
Relocatable home park 
Residential care facility 
* 
Retirement facility * 
Rooming 
accommodation * 

Houses on traditional 
residential lots as 
well as houses on 
narrow lots subject to 
locational and design 
requirements  
Dual occupancies 
(traditional) 
Density no greater 
than 15 dwellings 
per hectare 
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.   

Building height up to 
8.5 metres 

  
 
However, the application is legally required to be assessed by MBRC under the 
superseded planning scheme (Pine Rivers Plan) and the zoning is Urban Locality 
Residential A (low density), but also mapped as “infill housing” (if located in 
Sub-Precincts RA-1, RA-2 or RA-3).  
 
 
15. COUNCIL CONTROL OF DEVELOPER – There are concerns about MBRCs 

ability to enforce local laws and regulations around land clearing and other 
conditions on developers during construction (i.e. land clearing, impacts on 
waterway, damage to environmental corridors, erosion and sediment generation). 
Remedial action to replant clear felled areas is not an accepted outcome when 
habitat has been destroyed.  

 
Yours sincerely, 
 
Allan James and Sarah Beutel 
1 Barber Road, Ferny Hills, 4055 
allan@formationmedia.net 
sjbeutel@gmail.com 
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Moreton Bay Regional Council 
Attention: Assessment Manager (DA/34775/2017/V2M – 82 Plucks Road) 
P O Box 159 
Caboolture  QLD  4510 

21 October 2018 

To the Assessment Manager 

Please accept my submission for the Development Application DA/34775/2017/V2M for 82 Plucks 
Road (also includes 35–36 Eveleigh St), Arana Hills. I have lived in the Hills District ever since I 
moved to Brisbane in March 1997. I lived in rental houses in View Crescent and Yathong Court 
before I purchased my home at in April 2002. I love living in the Hills District for 
the beautiful green spaces and being able to live alongside the Mountains to Mangroves corridor. 
There is an abundance of wildlife in the area, including Sulphur-crested Cockatoos, Bush Turkeys, 
King Parrots, Rainbow Lorikeets, Bush Stone Curlews, Possums, Koalas and Kookaburras—just to 
name a few. It’s a lovely peaceful and green area of Brisbane. 

The Development Application (DA) at 82 Plucks Road (and the recently approved development at 80 
Plucks Road) will significantly and negatively impact on the biodiversity in the area and the safety of 
residents. I therefore object to the proposed DA and provide further information below for your 
consideration. 

Increased risk of traffic accidents at intersection of Plucks Road and Tetragona Drive 
Firstly, there has been confusing and contradictory information provided to residents about the 
development application by Moreton Bay Regional Council (MBRC). In correspondence dated 3 
October 2018, Councillor Matt Constance provided a layout that he states the proposer has 
requested is approved, with the significant difference of no access to Leatherwood Drive, however 
this plan is not what is displayed on the signs at 82 Plucks Road or on the MBRC website. 

I am therefore unclear whether the development will access Leatherwood Drive given the 
contradictory information provided by MBRC. This confusion is not helped by MBRC uploading 
information as Outlook messages (.msg) as it means the information is not accessible to residents 
who don’t use Microsoft Outlook. I use an iMac and Thunderbird as my mail application and therefore 
cannot access a lot of information about this development. MBRC could improve accessibility of 
information if they provided all information in PDF format. 

Based on the contradictory information from MBRC and the lack of accessibility, I will include 
concerns regarding the impact on Leatherwood Drive and the intersection of Plucks Road and 
Tetragona Drive in my submission. 

I have previously contacted MBRC with safety concerns relating to the intersection of Plucks Road 
and Tetragona Drive (customer request number 1798583). On 4 August 2015, I wrote to MBRC: 

Could council please review the safety of the access into and out of 
Tetragona Drive from Plucks Road? 

The concerns I have is that cars frequently speed along Plucks Road and 
turning out of Tetragona, cars heading east on Plucks Road can appear quite 
quickly. A mirror on the opposite side of the road looking west on Plucks 
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Road would help drivers see what's around the corner and turn out more 
safely. 

Making a right hand turn into Tetragona Drive can be quite dangerous as cars 
are often parked on Plucks Rd. I often find that I have to overshoot the turn by 
a few metres and then swing back in to prevent vehicles rear-ending me and 
to ensure a smoother flow of traffic. A yellow line preventing parking opposite 
the T intersection would make this safer. 

Andy Garcia, Technical Officer, Traffic Network Management, MBRC discussed my concerns with 
me. He investigated some options to improve the safety of this intersection, including my request for 
a dedicated right hand turning lane from Plucks Road into Tetragona Drive (when heading West). 
Andy advised that the road was not wide enough to accommodate a right hand turning lane, as it 
would require removing car parking spaces opposite the intersection, which would then not allow 
those residents on Plucks Road the ability to safely enter and exit their premises. 

MBRC put a sign a few hundred metres each side of the intersection to indicate there was an 
intersection and have taken no other remedial action to reduce the risk at this intersection. MBRC 
must undertake further analysis of this intersection for traffic safety and distance visibility.  

This intersection remains unsafe, both with entering and exiting Tetragona Drive. The slight incline 
when exiting from Tetragona Drive, combined with the speed of vehicles on Plucks Road (and 
sometimes wet roads), contributes to frequent near misses. Likewise, when entering Tetragona Drive 
travelling East on Plucks Road, there are often cars clustered together due to the traffic lights a few 
hundred metres up the road at the intersection of South Pine Road and Plucks Road. Residents often 
have to overshoot the intersection to allow the cars behind us to safely pass and to minimise the risk 
of being rear-ended. Near misses continue to be a common occurrence at this intersection. 

The majority of submissions made to MBRC for the adjoining development at 80 Plucks Road made 
it clear residents have significant safety concerns with this intersection. As a regular user of this 
intersection for over 15 years, I agree with my fellow residents and the concerns I voiced to MBRC 
three years ago regarding the risk of this intersection remain. 

There are 174 townhouses planned for this development and the area is under-serviced by public 
transport, so there will be a noticeable impact on traffic congestion on Plucks Road, Dawson Parade 
and other surrounding streets. MBRC has not provided residents with any information how the 
infrastructure in the Hills district can support this development, alongside the developments at 80 
Plucks Road, 62 Plucks Road and the multiple developments on Bunya Road. 

The DA must also be considered in context with the approved developments at 80 Plucks Road, 
which has 77 townhouses and 62 Plucks Road which has 40 townhouses. Given the area is under-
serviced by public transport, it is reasonable to average 1.5 cars per townhouse, which means 82 
Plucks Road will add 261 cars to the road infrastructure in the area and 62 Plucks Road will add 60 
additional cars. Combined, the developments at 62, 80 and 82 Plucks Road will add another 436 cars 
to Plucks Road and surrounding streets. These traffic numbers are conservative as they do not take 
into account visitors or service vehicles (such as waste and recycling trucks and tradespeople). 

An independent Traffic Engineering report should be obtained that fairly and impartially assesses the 
impact on traffic of the proposed development at 802Plucks Road and includes 62 and 82 Plucks 
Road and provides data based on different dwellings per hectare scenarios and different access 
points to the proposed development. This independent assessment should include consultation with 
residents for qualitative data and installing traffic monitoring equipment for a reasonable time period 
(I observed the traffic monitoring equipment in Leatherwood Drive and Tetragona Drive for a day or 
two around 20 April 2017 and enquired with MBRC what the purpose was (customer request number 
2121539)). I have not observed any other traffic monitoring equipment in Leatherwood Drive, 
Tetragona Drive or Plucks Road since then. 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 457 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



3

Additional impact of vehicles 
The car parking ratios, including for visitors and service vehicles, must be reviewed to ensure 
vehicles do not park on either Leatherwood Drive or Plucks Road. The safety of residents in  
Leatherwood Drive would be compromised by additional parked cars near the proposed entry point 
for the development. 

MBRC must impose a Traffic Management Report condition before any site works start. The 
management of the large number of contractors on site is critical to effective site management and its 
impact on the surrounding streets, such as with debris on roads, litter and access to street parking for 
residents and their visitors. 

Increased risk to safety of pedestrian traffic in Leatherwood Drive 
Image 1 is a screen shot from the MBRC website and identifies Tetragona Drive and Leatherwood 
Drive are Secondary Active Transport Networks. 

Image 1. Active Transport Network in Tetragona Drive and Leatherwood Drive 

source: https://www.moretonbay.qld.gov.au/mplu.aspx?property=515247 

My home at is adjacent to the easement into the Mountains to Mangroves 
corridor which forms part of the Secondary Active Transport Network and joins the Primary Active 
Transport Network. I see many residents walking or riding alone, or in the company of other 
residents, dogs and/or children. The Mountains to Mangroves corridor is valued by residents as a 
safe and welcoming green space. If the access to 82 Plucks Road is not relocated from Leatherwood 
Drive, the increased traffic will pose an increased risk to residents using the Secondary Active 
Transport Network due to increased vehicle traffic. This risk can be mitigated by relocating the 
access to 82 Plucks Road from Leatherwood Drive to Plucks Road.  
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Destruction of vegetation 
The South East Queensland Koala Population Modelling Study1 report prepared for the Queensland 
Department of Environment and Heritage Protection in 2015 sadly confirms koala numbers have 
decreased by 50–80% in key habit areas over the last 20 years.  

The proposed development removes the connections between areas identified as wildlife corridors 
and koala habitat, effectively isolating koalas and other wildlife. The development should be 
amended so that vegetation which forms part of the wildlife corridor is retained. 

The proposed development at 82 Plucks Road is in very close proximity to bushland at the end of 
Eveleigh St and behind Leatherwood Drive. The Queensland Department of Environment and 
Heritage Protection identifies there are Matters of State Environmental Significance in this bushland 
(17.2%) due to threatened species and iconic species. Therefore any development at 82 Plucks 
Road must take into consideration our duty to preserve habitat, maintain wildlife corridors and value 
the native wildlife. 

Scale of development not consistent or complementary to existing development 
The scale of the proposed development at 82 Plucks Road is out of character with the area. It is not 
consistent or complementary to the existing development. 

In MBRCs Place Type Information Sheet for Division 102, 82 Plucks Road is considered to be part of 
a ‘suburban neighbourhood’. The information sheet clearly recognises that, ‘Leafy neighbourhoods 
surrounded by natural bushland will continue to be a characteristic of Division 10’. The classification 
of 82 Plucks Road as being within a ‘suburban neighbourhood’ means that the scale of proposed 
development does not meet the definition of a ‘suburban neighbourhood’. 

The MBRC Planning Scheme website3 defines a ‘suburban neighbourhood’ precinct as: 
• houses on traditional residential lots as well as houses on narrow lots subject to locational 

and design requirements 
• dual occupancies (traditional) 
• density no greater than 15 dwellings per hectare 
• building height up to 8.5 metres. 

The examples of intended residential development are: 
• dwelling house 
• dual occupancy 
• dwelling unit 
• home based business 
• relocatable home park 
• residential care facility (if within 800m walking distance of a higher order or district centre 

precinct) 
• retirement facility (if within 800m walking distance of a higher order or district centre precinct) 
• rooming accommodation (if within 800m walking distance of a higher order or district centre 

precinct). 

This development is not consistent with the existing or intended development in a ‘suburban 
neighbourhood’ precinct as defined by MBRC. The development should be scaled back to meet the 
requirements of the ‘suburban neighbourhood’, including having a density of no greater than 15 
dwellings per hectare. 

https://www.ehp.qld.gov.au/wildlife/koalas/pdf/seq-koala-population-modelling-study.pdf accessed on 22 October 2017
www.moretonbay.qld.gov.au/uploadedFiles/moretonbay/development/planning/Place-type-division-10.pdf  accessed on 

22 October 2017
https://www.moretonbay.qld.gov.au/mbrc-planning-scheme/info-sheets/general-residential/  accessed on 22 October 2017
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5

Public transport infrastructure 
The area of the proposed development is under-serviced by public transport for residents without 
vehicles. A lot of the residents I know that work in the city drive to train stations on the Ferny Grove 
line, usually Ferny Grove or Grovely stations. The commuter car parks provided at these train 
stations fill up quickly and commuters are required to park in nearby residential streets. 

The strain these commuter car parks are already under is recognised by residents in the community 
and was the subject of a 2017 petition by Councillor Andrew Wines, Enoggera Ward, Brisbane City 
Council (BCC). Councillor Wines was petitioning BCC to, ‘assist in implementing an on-street parking 
scheme as a result of the increase in on-street park demand surrounding train stations along the 
Ferny Grove train line’4. The Federal Member for Dickson Peter Dutton is currently campaigning on 
the lack of car parks at Ferny Grove train station5.

This demonstrates the lack of public transport infrastructure for residents in the Hills district is well 
known. These are the commuter car parks that would likely be used by residents from 82 Plucks 
Road (and 80 Plucks Road and 62 Plucks Road) if residents are catching the train to the city—and 
these commuter car parks are clearly already over capacity. 

The public transport infrastructure is therefore unlikely to support the number of proposed residents 
at 82 Plucks Road (and 80 Plucks Road and 62 Plucks Road) and this must be factored into MBRC 
decision-making. I understand the only application formally in public consultation is for 82 Plucks 
Road, however I do not believe it is smart or sensible for MBRC to consider this application in 
isolation as the premises will not exist in isolation—the ultimate development scenario must be 
considered. 

DA not consistent with MBRCs Corporate Plan 2017-22 
As detailed in Table 1, this application is not aligned to MBRCs Corporate Plan 2017-22, which 
describes its plan for the region over the next five years. 

http://www.epetitions.brisbane.qld.gov.au/petition/view/pid/469  accessed on 22 October 2017
https://www.peterdutton.com.au/community-hub/moreparking/  accessed 21 October 2018 
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6

Table 1. Alignment with MBRC strategic priorities 

MBRC strategic priorities Proposed development’s alignment with MBRC strategic 
priorities 

Well-planned growth; our 
residents will live in places that 
maintain the balance between a 
sense of community, growth, 
environment and lifestyle 

The proposed development does not facilitate well-planned 
growth or retain the region’s unique environment and lifestyle 
choices.  

If the development is proposed in a ‘suburban neighbourhood’ 
precinct which has a maximum of 15 dwellings per hectare 
and the proposed development has 39 dwellings per hectare, 
then the development cannot align with MBRCs strategic 
priorities of achieving a balance between the sense of 
community, growth, environment and lifestyle.  

Growth is clearly disproportionately being favoured by MBRC 
at the expense of the sense of community, environment and 
lifestyle. 

The development does not achieve the strategic action of, 
‘Deliver people-friendly places through urban renewal and 
place-making projects’.  

The addition of an extra 436 cars (261 from 82 Plucks Road, 
115 cars from 80 Plucks Road and 60 from 62 Plucks Road on 
the calculation of 1.5 cars per dwelling) on a Secondary Active 
Transport Network does not create a people-friendly place. 

The development does not contribute to the strategy of, 
‘Facilitate growth while retaining the region’s unique 
environment and lifestyle choices’. 

The development is totally inconsistent with the environment 
and the existing developments in its immediate surroundings. 
It will significantly impact the streetscape through it’s removal 
of vegetation and the excessive number of dwellings per 
hectare. 

The additional traffic to/from the development will negatively 
impact on the lifestyle choices of Leatherwood Drive and 
Tetragona Drive residents who chose to live in a quiet and 
leafy street. 

Strong local governance: our 
residents’ values and ideas are 
echoed through the actions of our 
civic leaders 

The actions of our civic leaders and whether they represent 
the values and ideas of residents in relation to this 
development is yet to be determined. 

If MBRC intend to work towards achieving their strategic 
priorities as identified in their Corporate Plan 2017-22, then 
MBRC must enforce a reduction of dwellings back to 15 
dwellings per hectare and relocate the entry point to Plucks 
Road. A strong theme across all submissions for 80 Plucks 
Road was the safety of residents at the intersection of Plucks 
Road and Tetragona Drive. 
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Healthy natural environment: our 
residents will collectively 
contribute to creating a cleaner 
and healthier environment for 
future generations. 

Through our submissions opposing the DA for 80 Plucks Road 
and now 82 Plucks Road in its current form, residents are 
seeking to collectively contribute to creating a cleaner and 
healthier environment for future generations—however we 
need our elected representatives to support us in achieving 
this strategic priority by not approving the DA in its current 
form. 

The proposed development does not contribute to the strategic 
action of, ‘Deliver innovative projects, programs and 
partnerships that protect and enhance the region’s natural 
environment and biodiversity’. 

Given the wildlife corridor on 82 Plucks Road between 
bushland that is a Matter of State Environmental Significance 
and the Mountains to Mangroves Corridor, this development in 
its current form does not enhance the region’s natural 
environment and biodiversity due to the excessive density of 
housing and failure of the developers to retain existing 
vegetation. 

The proposed development may impact on MBRCs ability to 
implement the strategic action of, ‘Deliver an efficient and 
reliable stormwater network’.  

Independent analysis of the stormwater, overland flow and 
flooding risks must be undertaken to ensure an efficient and 
reliable stormwater network in and around the proposed 
development is maintained. 

Summary
I am not opposed to well-planned development that is consistent and complementary to existing 
development and the environment. This proposed development is totally out of character for the Hills 
District, which can be evidenced solely on the significant increase in density. 

The development compromises the safety and increases the risks to residents if the entry remains on 
Leatherwood Drive due to the intersection of Tetragona Drive and Plucks Road. The additional traffic 
increases the risk to pedestrians and cyclists using the Secondary Active Transport Network. The risk 
could be significantly decreased if the access for the development is Plucks Road. 

The Hills District is a lovely green part of outer Brisbane and I have enjoyed living here for over 20 
years. It would be very disappointing if MBRC focused too narrowly on making money because they 
are being paid on a per-dwelling basis and disregarded its duty to residents to maintain the sense of 
community, environment and lifestyle in the Hills District. 

Privacy request 
Please maintain my privacy and do not publicly record any personally identifying information, 
including my name, address, phone number and email address.  

Yours sincerely 
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?   
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:- 

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 521 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking
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Stormwater Management and Overland Flow report

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 527 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 528 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  
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industrial traffic from using the residential roads.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.
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Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.
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Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 558 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 559 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.
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Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
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Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 577 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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The Chief Executive Officer 
Moreton Bay Regional Council 
PO Box 159 
Caboolture, Qld 4510
mbrc@moretonbay.qld.gov.au

Please see attached the submission opposing 82 Plucks Rd, 35-36 Eveleigh St Development 
Application DA/34775/2017/V2M 

I request that you don't publish my name and address on the PD online portal.

Your Sincerely,
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(I ask for my contact details to be redacted) 

The Chief Executive Officer  
Moreton Bay Regional Council 

PO Box 159 
Caboolture, Qld 4510 

 
Sunday 21st October 2018 

 
 
RE: Making a Submission to Object to the DA at 82 Plucks Road, 35-36 Eveleigh st, Arana Hills 
DA/34775/2017/V2M 
 

Dear Sir or Madam, 

I,  where I spend three to six months per year, 
when my wife,  and I are visiting with our daughter, her husband and our grandchildren. 

My wife and I both being retired, we are lucky to be able to spend a lot of time in the lovely Arana Hills away from 
our usual busy and loud life in Paris suburb, France. Up to now, we enjoy the quality of life and the nice and 
healthy environment of the area. When our daughter and her husband were looking to buy a house, we help 
them take the decision of buying the house at 34 Eveleigh street for the following reasons: quiet environment 
surrounding by trees and animals, and the cul-de-sac end location of the house permitting our grandchildren to 
play safely in the street and forest around the house. Thus we feel very impacted by the 82 Plucks Road, 35-36 
Eveleigh street development proposal which will affect seriously our living environment and the living 
environment of a large number of people nearby. 

Given these circumstances I address hereby a submission to object to the DA at 82 Plucks Road, 35-36 Eveleigh 
street, Arana Hills. 

I would like to support my concerns, by stressing a number of open issues resulting from the above. 

 

 

1. Privacy and sunlight issues 

One of our major concern is the 9 meter 3 storey townhouse that is proposed to be build in front of our house at 
 house’s main living area has big glass windows facing towards this future 9 meter high 

building and all the sunlight will be blocked. This house has a lot of natural light and this future building will 
considerably reduce the amount of light which will enter in the house. This will also have an impact on the room 
temperature, on our privacy and on the solar panels on the roof. As our house is energy efficient, the sunlight is 
very important and this future building will have an important impact on the energy usage of our house. Disputes 
over solar access have been heard in Australia and developments have been ordered to be modified. We 
consider this building to be illegally blocking the sunlight to our residence and we will not be afraid to take further 
action to see it removed from the current plan. We consider this building as it is in the plan to be a personal insult 
by the applicant because of our ongoing objections towards the development. 

 

 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 604 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Page 2/3 

2. Safety issues (Road, Children, Traffic) 

The safety of the large number of children walking in the area on the way home-school will be badly affected by 
the proposed development with the huge traffic increase.  

Many children play together in the cul-de-sac were traffic is currently very reduced. This creates a friendly 
neighbourhood, and is a good opportunity for them to spend time outside home, make friends and socialise. Our 
grandchildren among many benefit currently from this situation. We are very worrying for our grandchildren that 
are very lucky to be able to play in the street, find new games to play every day and discover the surrounding 
forest instead of sitting on a couch watching tv or playing video games. We find our grandchildren more healthy 
and happier at the moment being able to be outside instead of inside all day and as said above it was one of the 
main reason for buying this house. 

The proposed development will result on high traffic volume increase. The access through Eveleigh street is not 
appropriate for catering high number of vehicles and won’t support an increased traffic. The current quiet area will 
switch to traffic jam in streets and crossroads at rush hours. The future adjacent development at 80 Plucks Road 
would make this worrying situation even much worse.  

The traffic report of this application is inaccurate as it states that there will be only 0.6 cars per dwelling. This 
number is way too low. On average people have 2 cars per dwelling. The real number of cars will be 2x174 = 348 
cars. In the report it states that only 30% of traffic will go though Eveleigh street which is wrong as most cars will 
go past Eveleigh street. Why would these cars go past Eveleigh st and go all the way to Plucks Rd? Then a lot of 
cars will go to the schools and train stations and will have to turn right on Plucks Rd. As there are no right turn on 
Plucks Rd these cars will then go through Eveleigh street. 

Eveleigh street is currently a cul-de-sac. This is one of the major reasons to why we bought this house. There 
should not be an access through this little street as it will really affect the residents in this street. Residents on 
Plucks Rd bought their houses on the understanding that they live a major road and that there is traffic through it. 
This is not the case for small streets like Eveleigh street.  

The future higher traffic will also enlarge the risk of accidents especially with children walking back from school as 
do two of our grandchildren. There is no pathway on Eveleigh street and the children have to walk on the road. 
Eveleigh street is not designed to be a connection road. 

 

3. Environment 

On the property where the 82 Plucks Rd, 35-36 Eveleigh street development is considered, number of trees and 
wildlife are living. During our stay, we are regularly viewing number of Australian animals such as koalas, 
wallabies, parrots, cockatoos, lorikeets, kookaburras, possums, egrets, etc. Living so close to these very special 
Australian wildlife highlights our stay and make us feel special and happy to be in such a beautiful country. 

There also an important number of trees and bushland that provide a beautiful natural view. We feel very far from 
a city and enjoy Moreton Bay Region for these reasons. There is also the opportunity to put an environmental 
corridor between the Cabbage Tree Creek and the Matters of State Environmental Significance vegetation that 
don’t seem to have even been considered for the proposed development. 

The building of too many townhouses in this region will badly affect the nice current beautiful landscape. The 
feeling of living in a peaceful area will be highly reduced. Deforestation and road traffic will reduce significantly 
the number of animals and birds to come or to live in the area, in a period of time where humans understand that 
we have to protect them. This development will deteriorate the general atmosphere of the area and local 
residents will lose the reasons they settled here in the first place. 
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For privacy I request that you do not publish my name or contact details 
(including address, phone number or email address) on PDOnline.

321 townhouses within a 500m stretch of Plucks Road
900 people increase of 13% of Arana 

Hills’ total

Suburban Neighbourhood
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low density development
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completely car-dependant community

will result in 
parking congestion on local streets and within the development. 

site site
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minimum
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will drive to and park at railway 
stations.

These are significant disincentives to use the local bus service. 
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13% of the total dwellings in Arana Hills7, within one 500 metre 
stretch of Plucks Road area. 

The cumulative impacts of these developments upon Plucks Road, and 
surrounding streets have not been addressed by MBRC or by the developer.  
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reduce the overall impact on road, pedestrian and cyclist safety and 
congestion.

However, if there are deemed to be safety 
issues, both of these intersections should be upgraded anyway 

A reduction in total site density is the only viable solution to these 
issues. 
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General Residential8 Suburban Neighbourhood  Precinct.
Urban Neighbourhood  Precinct 

proposed development has made a wide range of assumptions about car dependency, congestion, access 
to transport and walkability which are fundamentally disconnected from the reality of the Suburban Neighbourhood it would be 
located in

Moreton Bay Regional Council 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING (170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 
35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 617 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Moreton Bay Regional Council 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING (170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 
35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 618 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Urban Neighbourhood
Suburban Neighbourhood

There is a lack of public open spaces for new residents to use and enjoy within the development. This will likely result in 
lower quality housing which does not cater to the needs of modern communities. Lower quality housing will further 
increase rates of crime.   

Moreton Bay Regional Council 
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How does the development achieve this outcome? 

Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the 
land? 

How does the applicant address this outcome?   When is an issue considered to 
be an actual issue as opposed to a perception?   
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Stormwater Management and Overland Flow report

I request that you please do not publish my name or contact details (including 
address, phone number or email address) on PDOnline.
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not
current 

greatly reduce

sustainable and appropriate design principles

lower density zones

updated zoning laws will help
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pressures put on infrastructure

opened up for use via Leatherwood 
Drive

any 
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally affect 
residential amenity, exceed the environmental capacity of the street or cause a traffic 
hazard.

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage industrial 
traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.
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SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 637 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 638 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Stormwater Management and Overland Flow report
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Mountains to Mangroves 
Corridor
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ECONIMC IMPACT ON MY PRPOERTY-

9.

Specific outcome SO 29 Residential development maintains high levels of amenity for 
residents and neighbours and enhances streetscape character. How does the development 
achieve this outcome?
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Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of the 
mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered to 
be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise
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The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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PRIVILEGED/PRIVATE AND CONFIDENTIAL
This email and any files transmitted with it are intended solely for the use of addressee(s) and may contain information which is 
confidential or privileged. If you receive this email and you are not the addressee(s) (or responsible for delivery of the email to the 
addressee(s), please disregard the contents of the email, delete the email and notify the author immediately.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.
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Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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7

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception? 
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:-

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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For privacy I request that you do not publish my name or contact details 
(including address, phone number or email address) on PDOnline.

321 townhouses within a 500m stretch of Plucks Road
900 people increase of 13% of Arana 

Hills’ total

Suburban Neighbourhood
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low density development
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completely car-dependant community

will result in 
parking congestion on local streets and within the development. 

site site
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will drive to and park at railway 
stations.

These are significant disincentives to use the local bus service. 
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13% of the total dwellings in Arana Hills7, within one 500 metre 
stretch of Plucks Road area. 

The cumulative impacts of these developments upon Plucks Road, and 
surrounding streets have not been addressed by MBRC or by the developer.  
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reduce the overall impact on road, pedestrian and cyclist safety and 
congestion.

However, if there are deemed to be safety 
issues, both of these intersections should be upgraded anyway 

A reduction in total site density is the only viable solution to these 
issues. 
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General Residential8 Suburban Neighbourhood  Precinct.
Urban Neighbourhood  Precinct 

proposed development has made a wide range of assumptions about car dependency, congestion, access 
to transport and walkability which are fundamentally disconnected from the reality of the Suburban Neighbourhood it would be 
located in

Moreton Bay Regional Council 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING (170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 
35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 692 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Moreton Bay Regional Council 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING (170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 
35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 693 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Urban Neighbourhood
Suburban Neighbourhood

There is a lack of public open spaces for new residents to use and enjoy within the development. This will likely result in 
lower quality housing which does not cater to the needs of modern communities. Lower quality housing will further 
increase rates of crime.   
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How does the development achieve this outcome? 

Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the 
land? 

How does the applicant address this outcome?   When is an issue considered to 
be an actual issue as opposed to a perception?   
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Stormwater Management and Overland Flow report

I request that you please do not publish my name or contact details (including 
address, phone number or email address) on PDOnline.
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SO 5 The traffic impact of medium density residential uses does not detrimentally
affect residential amenity, exceed the environmental capacity of the street or cause a
traffic hazard.

Specific outcome SO 39 Development does not generate excessive volumes of
additional traffic on adjoining residential streets and is designed to discourage
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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5.
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Specific outcome SO 29 Residential development maintains high levels of amenity
for residents and neighbours and enhances streetscape character.
Specific outcome SO 33 The built form respects the natural environment and land
form.
Specific outcome SO 41 Infill residential development, including medium density
development, is sensitively designed to minimise adverse impacts associated with
perceptions of lack of privacy, increased noise and traffic and changes to streetscape
character.

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
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(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake
quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This
should be achieved within bedrooms, living areas and noise sensitive areas of non
residential uses

* if within 800m walking
distance of a higher
order or district centre
precinct.
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82 Plucks Rd, 35-36 Eveleigh st, 
Arana Hills (Reference number: DA/34775/2017/V2M).
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SO 5 The traffic impact of medium density residential uses does not detrimentally affect 
residential amenity, exceed the environmental capacity of the street or cause a traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of additional 
traffic on adjoining residential streets and is designed to discourage industrial traffic from 
using the residential roads.
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Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity for 
residents and neighbours and enhances streetscape character. How does the development 
achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land form.  
Again, how does the development achieve this outcome if there is no retention of the mature koala 
habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with perceptions of
lack of privacy, increased noise and traffic and changes to streetscape character. How does the 
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applicant address this outcome?   When is an issue considered to be an actual issue as opposed 
to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to ensure:-
(1) Interior noise levels do not adversely impact on the primary functions of the use; and
(2) The wellbeing of occupants including their ability to sleep, work or otherwise undertake quiet 

enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise sensitive 
places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This should be achieved 
within bedrooms, living areas and noise sensitive areas of non-residential uses
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* If within 800m walking 
distance of a higher order 
or district centre 
precinct.
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To the relevant officer, 

Please find attached my submission re: 
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current 

greatly reduce

sustainable and appropriate design principles

lower density zones

updated zoning laws will help
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Drive

any 
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:-

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:-

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:-

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character.  How does the 
development achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character.  How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to 
ensure:-

  (1) interior noise levels do not adversely impact on the primary functions of the use; and 
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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In particular provide capacity and safety 
assessments for the following intersections: 

• View Crescent and Plucks Road; 
• Tetragona Drive and Plucks Road; and 
• Proposed access driveway and Plucks Road.”
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Figure 16 – View Cres/Plucks Rd intersection

diagram of the View Cres/Eveleigh St and View Cres/Plucks Rd 
intersections

“The Department of Transport and Main Roads 'Road Planning 
and Design Manual' (RPDM) and the RTA's 'Guide to Traffic 
Generating Developments' recommends, for planning purposes, 
adopting a peak hour traffic generation rate of 0.6 trips per dwelling 
for medium – low density residential developments. Residential lots 
generate 1 trip per dwelling.”

“worst case scenario”

medium – low”
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“Whilst there are shorter ‘rat runs’ to major roads (such as 
Patricks Road), drivers will likely stay on the major road network as the 
topography of the minor roads does not favour speeds or comfortable 
driving. On-street parking, crests and winding roads all limit speeds, 
therefore making it easier to stay on the major road network.”

traffic forecasting – a growth of 1% each year
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SO 5  The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.   

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads. 

Traffic, Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. 

SO 7 Car parking facilities do not dominate the development or street frontage. 

SO 8 Development does not result in on-street parking congestion. 
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception? 
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally affect residential 
amenity, exceed the environmental capacity of the street or cause a traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of additional traffic on 
adjoining residential streets and is designed to discourage industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely 
affect existing traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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Stormwater Management and Overland Flow report

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 882 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



SO 43 New uses and works for noise sensitive places are designed, sited or constructed to ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake quiet enjoyment 
without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise sensitive 
places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This should be achieved within 
bedrooms, living areas and noise sensitive areas of non-residential uses
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The Chief Executive Officer 
Moreton Bay Regional Council
PO Box 159 
Caboolture, Qld 4510
mbrc@moretonbay.qld.gov.au 

25/10/2018

To the relevant officer

Re: 82 Plucks Rd, 35-36 Eveleigh St Development Application DA/34775/2017/V2M  

Please find below my submission to the 82 Plucks Rd, 35-36 Eveleigh St Development 
Application DA/34775/2017/V2M 

I am making this submission as I feel the proposed development will have a detrimental 
effect on the community and environment. The area does not have the infrastructure and 
public transport to cope with a development of this size.  

I object to the proposed development for a number of reasons, including: 

INCOMPLETE AND MISLEADING DA INFORMATION  

The information that has been provided for public notification for this DA is 
incomplete and confusing.  

The two plans that have been made public have different configurations difficult to 
determine what the developer is proposing.  

INADEQUATE TRAFFIC MODELLING 

The developers traffic report does not meet assessment criteria: 

SO 5  The traffic impact of medium density residential uses does not detrimentally affect
residential amenity, exceed the environmental capacity of the street or cause a traffic
hazard.

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect
existing traffic patterns, safety or residential amenity.
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Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage industrial
traffic from using the residential roads. 

The modelling in the developer’s traffic report is suited to an inner city suburb
with good access to public transport.  

The public transport that is available in the district is presently poor and grossly 
inadequate for a development of this scale. Existing bus services are irregular
and don't run after 6.30pm on weeknights meaning that shift workers or others 
that finish work later will be totally car dependent causing an increase in traffic
hazards.  

Dawson's parade is aready congested during the morning and afternoon peak. A 
trip of 1km can take up to 20 minutes as a result many commuters are cutting
through suburban streets generating additional traffic onto adjoining streets 
increasing safety and traffic hazards.

Many children ride their bikes to the local schools along Pluck's Road a
development of this size will significantly increase traffic hazard and risk of injury. 

.

The T-intersections of Tetragona Drive, View Crescent and Barney St with Plucks 
Road are already dangerous without adding extra traffic. It can often be a long 
wait to turn right onto Plucks road from these streets in morning peak there's no 
doubt the proposed development will affect existing traffic patterns and safety  

Plucks Road is geographically unfit to carry the extra traffic that the proposed
development would feed onto the road. Improving the safety of these
T-intersections are limited by the bends and hills on Plucks Road and the
narrowness of the road—it cannot be widened without affecting the safe entry
and egress of the Plucks Road residents who live opposite these intersections..

There is also the approved development at 80 Plucks Road with 77 townhouses, 
which must be factored into the decision-making. The cumulative impacts of both 
developments and other medium density developments further along Plucks Rd 
have not been addressed in this proposal and will result in excessive traffic, a 
change in traffic patterns and increased hazards.  

STORM WATER AND OVERLAND FLOW – Larger scale impacts to flooding 
have not been considered downstream and upstream for the ultimate 
development scenario (80 and 82 Plucks Road). The Water Management Plan is 
focussed on the site only, which does not provide an accurate understanding 
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through its failure to consider the ultimate development scenario. The impacts of 
increasing flow volume down local creek have also not been considered. The 
locations of the inflows from the stormwater system are not well defined.  

 
THE LOSS OF OUR CHILD FRIENDLY NEIGHBOURHOOD 
 
The application is one of many medium density applications for the area and I am 
concerned that in aggregate this will result in the community feel of the 
neighbourhood  
 
Children currently feel safe to roam, interact and play in the neighbourhood 
streets that will become connector streets and rat runs for this and the associated 
proposed developments. Small streets that will lose their community feel and 
have an increased risk from increased traffic include Leatherwood and Tetragona 
Drive, Eveleigh St, as well as the streets off Yanderra Avenue. This will directly 
impact on the sense of community we have fostered in the Hills District.  

 
 

 
 
DAMAGE TO THE NATURAL ENVIRONMENT AND LOSS OF BIODIVERSITY- 
The current application and associated forthcoming applications for this site 
compromise the wildlife corridors leading down and to Cabbage Tree Creek. This 
is part of the important Mountains to Mangroves Corridor. Council should be 
working to protect remaining habitat and connecting vegetation. The proposed 
development/s remove the connections between areas identified as wildlife 
corridors and Koala habitat, effectively isolating and impacting native fauna.  The 
connection to Cabbage Tree Creek will be reduced and will doom fauna in the 
environmentally sensitive area. Creatures impacted include koalas, brush 
turkeys, northern brown bandicoots, several species of possum, birds and 
wallabies that come up from the creek to graze.  

Specific outcomes associated with environment in the urban locality include: 
 
SO 49 The natural landform and water quality within the Urban Locality is 
preserved through minimising the extent of earthworks undertaken in association 
with development. 
 
SO 50 Areas of conservation value are protected, enhanced and rehabilitated 
through appropriate siting and design of low density residential development. 
 
Is the development proposing to alter the natural landform?  How would the 
development meet specific outcome SO 49 given the scale and intensity of the 
proposal? 
 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 888 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



Is the adjacent bushland considered to have conservation value?  If so, how does 
the development propose to meet this specific outcome SO 50?

VISUAL AMENITY- It is highly probably that mature trees and native vegetation 
would be entirely removed from the site. An attraction of living in the Hills District 
is the bushland and remnant vegetation within the identified biodiversity corridor 
(Pine Rivers Plan and Matters of State Environmental Significance). This 
development would create an obvious scar on the landscape which is unlikely to 
be revegetated to a similar or pre-existing condition.  

(Specific outcome SO 29 Residential development maintains high levels of amenity for 
residents and neighbours and enhances streetscape character.  How does the development 
achieve this outcome? 
Specific outcome SO 33 The built form respects the natural environment and land form. 
Again, how does the development achieve this outcome if there is no retention of the mature 
koala habitat trees or any of the current landscape features of the land? 
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with perceptions 
of lack of privacy, increased noise and traffic and changes to streetscape character.  How 
does the applicant address this outcome?   When is an issue considered to be an actual issue 
as opposed to a perception?  

CREEK HEALTH – Cabbage Tree Creek is an important part of the Mountains to 
Mangroves Corridor, recognised in the SEQ Regional Plan. It is an important 
riparian zone supporting diverse wildlife and plants, and draining into Moreton 
Bay.  

The application includes mention of filters to minimise pollutants in runoff, but 
who will monitor this both during construction and in the years after the 
construction has been completed? A development of this scale will inevitably 
create polluted runoff. This has not been addressed in the development 
application.  

During the construction period of 12 months or more, there are run-off risks 
associated with earth moving, sediment control, and pollutants from the earth 
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moving equipment. These have not been addressed in the development 
application. 

NOISE – The noise disturbance to existing residents during construction and 
afterwards will be an ongoing problem for the neighbourhood. Service trucks and 
bulk bin collections, together with the noise from the increased population and 
their vehicles will permanently ruin the peaceful aspect of the area.—particularly 
on the quieter streets surrounding the development. 

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A). This
should be achieved within bedrooms, living areas and noise sensitive areas of non
residential uses

BUSHFIRE – The development is located within a bushfire impact zone.  
Increased housing density may cause problems with water supply and provision 
of adequate pressure to operate hydrants in the event of bushfire. 

LAND STABILITY – The site of the proposed development has potential existing 
uncontrolled fill placed by external developers looking to store dirt.  The site is 
also steep in areas and may be geotechnical unstable if filled significantly.  

INADEQUATE CONSULTATION –MBRC has failed to adequately consult with 
the community on this and associated developments. The developments are of 
such a scale and number that the community should be engaged in a systematic 
and holistic process of neighbourhood planning as these developments 
significantly alter the Hills District. Council’s failure to engage our community has 
seriously jeopardised trust and undermined good faith.  

Community are currently required to write submission while it has not been 
confirmed which layout the proposal has to be assessed about. It is very 
disappointing that Council does not follow its own regulations by not providing the 
community with clear information during the public notification. The DA in its 
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current form should be rejected as having two different layouts is unacceptable 
and conflicting supporting technical documents needs to be addressed. 

ECONOMIC CONDITIONS – The current downturn in the market for multiple 
dwellings in the greater Brisbane area raises serious questions for the need of 
the scale of this development. It is in the wrong location, the wrong suburb and is 
being proposed at the wrong time.  
CURRENT ZONING – MBRC should consider the development application under 
the current zoning (refer MBRC Planning scheme  - Suburban Neighbourhood).
The current zoning of Lot 10 on SP165087 (82 Plucks Road) is Suburban 
Neighbourhood, which would allow for a total of 64 dwellings on the property and
is more in line with current surrounding residential areas.  

Suburban 
neighbourhood 
precinct   

Dwelling house 
Dual occupancy 
Dwelling unit 
Home based business 
Relocatable home park 
Residential care facility 
* 
Retirement facility * 
Rooming 
accommodation * 

* if within 800m walking
distance of a higher 
order or district centre 
precinct.   

Houses on traditional 
residential lots as 
well as houses on 
narrow lots subject to 
locational and design 
requirements  
Dual occupancies 
(traditional) 
Density no greater 
than 15 dwellings 
per hectare 
Building height up to 
8.5 metres 

  

However, the application is legally required to be assessed by MBRC under the
superseded planning scheme (Pine Rivers Plan) and the zoning is Urban Locality 
Residential A (low density), but also mapped as “infill housing” (if located in
Sub-Precincts RA-1, RA-2 or RA-3).  

COUNCIL CONTROL OF DEVELOPER – There are concerns about MBRCs
ability to enforce local laws and regulations around land clearing and other
conditions on developers during construction (i.e. land clearing, impacts on
waterway, damage to environmental corridors, erosion and sediment generation).
Remedial action to replant clear felled areas is not an accepted outcome when
habitat has been destroyed.
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leafy suburb
wildlife and birds.

a quiet cul-de-sac.
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''Cul-de-sac living, bus at the door, Library around the corner. 
 
Protected by the bushy aspect at the front with bush walks behind at the bottom 
of the sloping block. 
 
Chase the bush turkeys, watch the birds in the trees late in the afternoons and 
simply enjoy the peace.' 
 
https://www.realestate.com.au/sold/property-house-qld-arana+hills-105278508 
 
5 Eveleigh Street: 
 
Nestled in a leafy bushland setting oon a quiet cul-de-sac in Arana Hills is this  
lovely lowset home. 

4 Eveleigh Street: 
 
This really interesting split level home is nestled in a quiet bushland setting in a 
cul-de-sac high in Arana Hills. 
 
I am opposed to this development because it appears to use Eveleigh Street as an 
access point, and this will mean it is no longer a cul-de-sac, and it will no longer 
be considered 'quiet cul-de-sac' living.  This will have an impact on our sales 
prices.  It is widely understood that cul-de-sacs are more popular to live on than 
busy through roads to large townhouse developments. 
 
I am also opposed to this development for environmental reasons. Over the past 
decade I have witnessed countless species of birds using the gulley behind  

Street and down to 35 Eveleigh Street as a safe haven when they are 
passing through when the seasons change. Sacred Kingfisher, King Parrot, Coucal 
Pheasant, Currawong, Bush Turkey, Sulpher-crested cockatoo, it really is a very 
long list.   
 

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 895 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



 
 
But we also have koalas.  They are there.  They do exist.  These are there trees.  
The trees in our street have been identified by a member of the local koala group 
as used by koalas.  We have identified koala scat under some of the trees.  They 
are rarely sighted as they are so far up the old trees, and they hide in the bush 
bordering 35 Eveleigh Street.  This one below was displaced by the development 
that occurred when one new house was built. He came running into our backyard, 
scampered up the tree, and rested.  He was frightened by the noise and disruption 
from the development.  This application for 82 Plucks Road will impact these 
remaining koalas.  It is MBRC's duty to protect what is left.  So I am opposed to 
this development because it has not taken into consideration that 82 Plucks Road 
is part of a wider koala corridor.    
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report

ITEM 2.1 MATERIAL CHANGE OF USE – DEVELOPMENT PERMIT FOR MEDIUM DENSITY MULTIPLE DWELLING 
(170 TOWNHOUSES) (SUPERSEDED PLANNING SCHEME) 35 EVELEIGH STREET,  ARANA HILLS; 36 EVELEIGH STREET, 
ARANA HILLS; 82 PLUCKS ROAD - ARANA HILLS - DIVISION 10 - A17892810 (Cont.)

Moreton Bay Regional Council 
COORDINATION COMMITTEE MEETING 
13 December 2018

 
 PAGE 900 

Supporting Information

COORDINATION COMMITTEE MEETING 
13 December 2018



8.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
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perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
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Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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The Chief Executive Officer 

Moreton Bay Regional Council 

PO Box 159 

Caboolture, Qld 4510 

mbrc@moretonbay.qld.gov.au 

 

25 October 2018 

To the relevant officer 

Re: 82 Plucks Rd, 35-36 Eveleigh St Development Application DA/34775/2017/V2M 

Please find below my submission to the 82 Plucks Rd, 35-36 Eveleigh St Development Application 
DA/34775/2017/V2M. 

I have resided in the Hills District for 20 years in total and deeply value the natural vegetation, 
outdoor spaces and green areas. Over the last two decades I have witnessed the loss of some of 
these spaces and am experiencing a growing feeling of being in an inner-city suburb, with increasing 
congestion, new housing estates and destruction to the natural environment. Now a local 
homeowner I have chosen to settle in the area and hope to continue residing here for some years.  

I object to the proposed development and would like to raise my concerns as follows: 

1. The loss of biodiversity, clearing of natural vegetation and loss of animals’ habitats 
The proposed site is home to creatures of all shapes and sizes, from koalas to bandicoots, 
possums to birds, wallabies to brush turkeys. These animals use the wildlife corridors 
located on site which connect to Cabbage Tree Creek, and seek protection and home on this 
site. Of particular concern to me is the potential destruction of a known koala habitat. Only 
some years back, when I was a child living in Arana Hills, this suburb was home to kangaroos 
which lost some of their natural habitat when other local housing and road developments 
occurred. The thought of more local fauna being significantly impacted is of great sadness. 
The loss of so many mature trees and other flora is also of concern; these givers of life are 
essential for a healthy, biodiverse environment, offer homes, shade and comfort to the 
fauna around and aesthetically help to make the Hills District the green environment it is. 

2. Traffic congestion, lack of public transport and road safety 
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This site is located in a hilly, windy area with very few public transport options within 
reasonable walking distance. The local train station is, for most, too far to walk on foot, and 
the local bus routes and times would be inadequate for such a large population of new 
residents. This proposed development in addition to an approved development at 80 Plucks 
Road (77 townhouses) will likely bring a community of car-dependent people which will 
greatly increase congestion along the local main/key roads such as Plucks Road, South Pine 
Road, Dawson Parade, Gordon Road, Patricks Road, Collins Road and Camelia Avenue. I 
implore the Council consider the cumulative effects these two housing developments would 
have, rather than seeing them independent of one another. I also ask the Council to consider 
the impact on road safety for pedestrians and cyclists and also the children who play 
outdoors along the quieter streets that would be impacted (Eveleigh Street and 
Leatherwood Drive). 
 

Please remove all personal contact details from this submission.  

Yours sincerely, 
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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From: Jody Prouse <jodyeprouse@gmail.com>
Subject: Tetragona Drive and Plucks Road
Date: 4 January 2018 at 8:51:25 am AEST
To: Matt.Constance@moretonbay.qld.gov.au
Cc: Tom Prouse <tom.prouse@gmail.com>
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SO 5 The traffic impact of medium density residential uses does not detrimentally 
affect residential amenity, exceed the environmental capacity of the street or cause a 
traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of 
additional traffic on adjoining residential streets and is designed to discourage 
industrial traffic from using the residential roads.

Traffic, Access and Car Parking

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.

SO 7 Car parking facilities do not dominate the development or street frontage.

SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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7.

Specific outcome SO 29 Residential development maintains high levels of amenity 
for residents and neighbours and enhances streetscape character. How does the 
development achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land 
form.  Again, how does the development achieve this outcome if there is no retention of 
the mature koala habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with 
perceptions of lack of privacy, increased noise and traffic and changes to streetscape 
character. How does the applicant address this outcome?   When is an issue considered 
to be an actual issue as opposed to a perception?  
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SO 43 New uses and works for noise sensitive places are designed, sited or constructed to
ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake 

quiet enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This 
should be achieved within bedrooms, living areas and noise sensitive areas of non 
residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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SO 5 The traffic impact of medium density residential uses does not detrimentally affect 
residential amenity, exceed the environmental capacity of the street or cause a traffic hazard.  

Specific outcome SO 39 Development does not generate excessive volumes of additional 
traffic on adjoining residential streets and is designed to discourage industrial traffic from using 
the residential roads.

Traffic, Access and Car Parking
SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity.
SO 7 Car parking facilities do not dominate the development or street frontage.
SO 8 Development does not result in on-street parking congestion.
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Stormwater Management and Overland Flow report
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•

Specific outcome SO 29 Residential development maintains high levels of amenity for 
residents and neighbours and enhances streetscape character.  How does the development 
achieve this outcome?
Specific outcome SO 33 The built form respects the natural environment and land form.  
Again, how does the development achieve this outcome if there is no retention of the mature koala 
habitat trees or any of the current landscape features of the land?
Specific outcome SO 41 Infill residential development, including medium density 
development, is sensitively designed to minimise adverse impacts associated with perceptions of 
lack of privacy, increased noise and traffic and changes to streetscape character.  How does the 
applicant address this outcome?   When is an issue considered to be an actual issue as opposed to 
a perception?  

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to ensure:-
(1) interior noise levels do not adversely impact on the primary functions of the use; and
(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake quiet 

enjoyment without unreasonable interference from rail noise

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A).  This should 
be achieved within bedrooms, living areas and noise sensitive areas of non residential uses
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* if within 800m walking 
distance of a higher 
order or district centre 
precinct.
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 

DA/34775/2017/V2M 

 

Henrico & Bernadette van Schoor 

12 Woodfield Court 

Ferny Hills 4055 

hbvanschoor@gmail.com 

 

The Chief Executive Officer Moreton Bay Regional Council  

PO Box 159 Caboolture, Qld 4510 

mbrc@moretonbay.qld.gov.au 

 

21/10/2018 

 

To the relevant officer 

Re: 82 Plucks Rd, 35-36 Eveleigh St Development Application DA/34775/2017/V2M 

Please find below my submission to the 82 Plucks Rd, 35-36 Eveleigh St Development Application 
DA/34775/2017/V2M 

We moved to the Hills District area because of the local community feel and the relaxed 
atmosphere. 

I object to the proposed development for a number of reasons, including: 

1. INCOMPLETE AND MISLEADING DA INFORMATION – the information that has been provided for 
public notification for this DA is incomplete and confusing. The two plans that have been made 
public with very different configurations make it difficult for me to comment with certainty that I am 
commenting on the intended plan. Whether a deliberate strategy by the developer or not, this has 
the effect of being misleading. 

2. INADEQUATE TRAFFIC MODELLING – The modelling in the developer’s traffic report is suited to an 
inner city suburb with good access to public transport. The public transport that is available in the 
district is presently poor and grossly inadequate for a development of this scale. Therefore the traffic 
study that supports this application is unrealistic and inappropriate. This will create a completely car-
dependant community in the proposed development, which will contribute to increased traffic 
congestion, increased short cutting through suburban streets and increased hazards. Congestion is 
already bad at peak times, both on local Council-managed roads and State arterial roads.  
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 

DA/34775/2017/V2M 

 

The specific outcome for the assessment criteria for the urban locality relating to traffic impact is as 
follows: 

SO 5 The traffic impact of medium density residential uses does not detrimentally affect residential 
amenity, exceed the environmental capacity of the street or cause a traffic hazard. 

Specific outcome SO 39 Development does not generate excessive volumes of additional traffic on 
adjoining residential streets and is designed to discourage industrial traffic from using the residential 
roads. 

How has the applicant addressed this in the traffic study and supporting information? 

For assessable development in the Urban Locality Residential A Zone, the following specific 
outcomes are identified. I do not believe that the traffic study adequately addresses these 
outcomes. How can this development meet these outcomes when the average car spaces per 
dwelling will be 1.5 car spaces and the average household size in Arana Hills is 2.7 persons with the 
majority of households owning a minimum of two cars (ABS, 2016)? How could parking facilities not 
dominate when the site layout(s) have visitor car parking allocated with “open space” areas? Traffic, 
Access and Car Parking 

SO 6 Traffic generated by the use of the site and access to the site does not adversely affect existing 
traffic patterns, safety or residential amenity. SO 7 Car parking facilities do not dominate the 
development or street frontage. SO 8 Development does not result in on-street parking congestion. 

Inaccuracy in the traffic management report e.g. 25-30% of traffic would go through Eveleigh St is 
not realistic considering school catchment and main train stations locations and no right turn on 
Plucks Rd. This little street can’t support more traffic. 

The whole traffic management report should be re-done as it is inaccurate with wrong data, old 
guidelines and confusing due to the 2 layouts. 

3. ROAD SAFETY – The cumulative impacts of this and the neighbouring development on road safety 
need a holistic solution. No-one in the surrounding streets wants the full volume of traffic fed into 
their street. There will need to be a solution that considers (a) the balance of needs of the 
surrounding community and (b) a means to mitigate the various road hazards as outlined below. 

The T-intersections of Tetragona Drive and View Crescent with Plucks Road are already dangerous 
without adding significant extra traffic. Any mitigations to improve the safety of these T-
intersections are limited by the bends and hills on Plucks Road and the narrowness of the road—it 
cannot be widened without affecting the safe entry and egress of the Plucks Road residents who live 
opposite these intersections.. Plucks Road is geographically unfit to carry the extra traffic that the 
proposed development would feed onto the road. There is also the approved development at 80 
Plucks Road with 77 townhouses, which must be factored into the decision-making. The cumulative 
impacts of both developments and other medium density developments further along Plucks Rd 
have not been addressed in this proposal. 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 

DA/34775/2017/V2M 

 

The original additional “Request for Information” request from council included the applicant 
providing a detailed impacts on “Capacity Safety” assessment which does not appear to have been 
provided as part of this submission. 

4. STORM WATER AND OVERLAND FLOW – Express concern for stormwater and flooding about your 
property if you are near any natural drainage areas. Larger scale impacts to flooding have not been 
considered downstream and upstream for the ultimate development scenario (80 and 82 Plucks 
Road). The Water Management Plan is focussed on the site only, which does not provide an accurate 
understanding through its failure to consider the ultimate development scenario. The impacts of 
increasing flow volume down local creek have also not been considered. The locations of the inflows 
from the stormwater system are not well defined. 

An out of date, 30 year old rainfall guide was used in the stormwater and flood mitigations plan 
instead the current guides. There is an updated Australian Rainfall & Runoff guide and current 
information available from the Bureau of Meteorology developed in 2016. This report remains based 
on the older guidelines and calibrates the models to methods no longer supported (Rational 
Method). 

Assessment does not even include the identified and planned road crossings for the development. 

Modelling also doesn’t remove the bioretention basin requirements from the detention basin 
requirements and assumes inlet control for the culverts discharging into t flowing creek system. 

Assessment also identifies an increase in flows from the northern catchment and hydraulic 
modelling puts all flows into the southern creek area even though the detention basin locations 
don’t support this. 

Outcomes are increased water depths (up to 250mm) at the downstream properties and council 
reserve. The required no worsening scenario hasn’t been provided. 

The Stormwater Management and Overland Flow report commissioned by the applicant and was 
undertaken by Water Technology Pty LTd is not a fully independent report. It was prepared by Water 
Technology Pty Ltd and includes a disclaimer on the cover noting that it is based only on the 
information provided by the applicant. 

The report is based on the site layout provided by the applicant as advertised and does not 
represent the ultimate layout proposed. 

The assessment also doesn’t include the potential impacts from the 80 Plucks Road development 
already approved and appears to even maintain the dams located on this area. 

Water Quality and sediment control treatment devices are proposed that have a bad history in 
regards to performance and no maintenance schedules have been nominated. 
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82 Plucks Rd, 35-36 Eveleigh St Arana Hills 
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Council has requested a maintenance schedule for devices and some information has been provided 
however the cost of maintenance is to be worn by the operators of the site and this cost is generally 
the first item to be ignored by operators after they have developed and moved out of the area. 

There is also no indication of sediment control measures during construction as entire assessment is 
focused on post construction operation. 

5. THE LOSS OF OUR CHILD FRIENDLY NEIGHBOURHOOD – Children currently feel safe to roam, 
interact and play in the neighbourhood streets that will become connector streets and rat runs for 
this and the associated proposed developments. Small streets that will lose their community feel 
and have an increased risk from increased traffic include Leatherwood and Tetragona Drive, Eveleigh 
St, as well as the streets off Yanderra Avenue. This will directly impact on the sense of community 
we have fostered in the Hills District. Add to this or re-write it with your local knowledge 

6. DAMAGE TO THE NATURAL ENVIRONMENT AND LOSS OF BIODIVERSITY - The current application 
and associated forthcoming applications for this site compromise the wildlife corridors leading down 
and to Cabbage Tree Creek. This is part of the important Mountains to Mangroves Corridor. Council 
should be working to protect remaining habitat and connecting vegetation. The proposed 
development/s remove the connections between areas identified as wildlife corridors and Koala 
habitat, effectively isolating and impacting native fauna. The connection to Cabbage Tree Creek will 
be reduced and will doom fauna in the environmentally sensitive area. Creatures impacted include 
koalas, brush turkeys, northern brown bandicoots, several species of possum, birds and wallabies 
that come up from the creek to graze. Re-write this to add species you have seen. If possible 
document these – photos would be great. 

Specific outcomes associated with environment in the urban locality include: 

SO 49 The natural land form and water quality within the Urban Locality is preserved through 
minimising the extent of earthworks undertaken in association with development. 

SO 50 Areas of conservation value are protected, enhanced and rehabilitated through appropriate 
siting and design of low density residential development. 

Is the development proposing to alter the natural land form? How would the development meet 
specific outcome SO 49 given the scale and intensity of the proposal? 

Is the adjacent bushland considered to have conservation value? If so, how does the development 
propose to meet this specific outcome SO 50? 

7. VISUAL AMENITY - It is highly probably that mature trees and native vegetation would be entirely 
removed from the site. An attraction of living in the Hills District is the bushland and remnant 
vegetation within the identified biodiversity corridor (Pine Rivers Plan and Matters of State 
Environmental Significance). This development would create an obvious scar on the landscape which 
is unlikely to be revegetated to a similar or pre-existing condition. 
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(Specific outcome SO 29 Residential development maintains high levels of amenity for residents and 
neighbours and enhances streetscape character. How does the development achieve this outcome?) 

Specific outcome SO 33 The built form respects the natural environment and land form. Again, how 
does the development achieve this outcome if there is no retention of the mature koala habitat 
trees or any of the current landscape features of the land? 

Specific outcome SO 41 Infill residential development, including medium density development, is 
sensitively designed to minimise adverse impacts associated with perceptions of lack of privacy, 
increased noise and traffic and changes to streetscape character. How does the applicant address 
this outcome? When is an issue considered to be an actual issue as opposed to a perception? 

Make comment on the impacts visually from your property. Look at the smaller developments in 
Bunya Rd for inspiration, will you lose views, or have your view ruined? 

8. CREEK HEALTH – Cabbage Tree Creek is an important part of the Mountains to Mangroves 
Corridor, recognised in the SEQ Regional Plan. It is an important riparian zone supporting diverse 
wildlife and plants, and draining into Moreton Bay. 

The application includes mention of filters to minimise pollutants in run-off, but who will monitor 
this both during construction and in the years after the construction has been completed? A 
development of this scale will inevitably create polluted run-off. This has not been addressed in the 
development application. 

During the construction period of 12 months or more, there are run-off risks associated with earth 
moving, sediment control, and pollutants from the earth moving equipment. These have not been 
addressed in the development application. 

9. NOISE – The noise disturbance to existing residents during construction and afterwards will be an 
ongoing problem for the neighbourhood. Service trucks and bulk bin collections, together with the 
noise from the increased population and their vehicles will permanently ruin the peaceful aspect of 
the area.—particularly on the quieter streets surrounding the development. 

SO 43 New uses and works for noise sensitive places are designed, sited or constructed to ensure:- 

(1) interior noise levels do not adversely impact on the primary functions of the use; and 

(2) the wellbeing of occupants including their ability to sleep, work or otherwise undertake quiet 
enjoyment without unreasonable interference from rail noise 

The probable solution to the specific outcome SO 43 is identified as Uses and works for noise 
sensitive places achieve average Lmax (10pm - 6am) not greater than 50 dB(A). This should be 
achieved within bedrooms, living areas and noise sensitive areas of non-residential uses 
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10. BUSHFIRE – The development is located within a bushfire impact zone. Increased housing density 
may cause problems with water supply and provision of adequate pressure to operate hydrants in 
the event of bushfire. 

11. LAND STABILITY – The site of the proposed development has potential existing uncontrolled fill 
placed by external developers looking to store dirt. The site is also steep in areas and may be 
geotechnical unstable if filled significantly. 

12. INADEQUATE CONSULTATION –MBRC has failed to adequately consult with the community on 
this and associated developments. The developments are of such a scale and number that the 
community should be engaged in a systematic and holistic process of neighbourhood planning as 
these developments significantly alter the Hills District. Council’s failure to engage our community 
has seriously jeopardised trust and undermined good faith. 

Community are currently required to write submission while it has not been confirmed which layout 
the proposal has to be assessed about. It is very disappointing that Council does not follow its own 
regulations by not providing the community with clear information during the public notification. 
The DA in its current form should be rejected as having two different layouts is unacceptable and 
conflicting supporting technical documents needs to be addressed. 

13. ECONOMIC CONDITIONS – The current downturn in the market for multiple dwellings in the 
greater Brisbane area raises serious questions for the need of the scale of this development. It is in 
the wrong location, the wrong suburb and is being proposed at the wrong time. 

14. CURRENT ZONING – MBRC should consider the development application under the current 
zoning (refer MBRC Planning scheme - Suburban Neighbourhood). The current zoning of Lot 10 on 
SP165087 (82 Plucks Road) is Suburban Neighbourhood, which would allow for a total of 64 
dwellings on the property and is more in line with current surrounding residential areas. 

Suburban neighbourhood 
precinct  

 
 

 
 

 
 

 
Rooming accommodation *  

 
* if within 800m walking 
distance of a higher order 
or district centre precinct.  

residential lots as well as 
houses on narrow lots 
subject to locational and 
design requirements  

(traditional)  
Density no greater than 

15 dwellings per hectare  

metres  
 

 

However, the application is legally required to be assessed by MBRC under the superseded planning 
scheme (Pine Rivers Plan) and the zoning is Urban Locality Residential A (low density), but also 
mapped as “infill housing” (if located in Sub-Precincts RA-1, RA-2 or RA-3). 
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15. COUNCIL CONTROL OF DEVELOPER – There are concerns about MBRCs ability to enforce local 
laws and regulations around land clearing and other conditions on developers during construction 
(i.e. land clearing, impacts on waterway, damage to environmental corridors, erosion and sediment 
generation). Remedial action to replant clear felled areas is not an accepted outcome when habitat 
has been destroyed. 

Yours sincerely 

Henrico van Schoor 

Bernadette van Schoor 
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Leisa Voysey  
Landowner and Resident 
38 Plucks Road 
ARANA HILLS QLD 4054 
Mob: 0414 655 706 (Leisa)
Email: leisa@tiltcon.com.au
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site site
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Stormwater Management and Overland Flow report
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noise sensitive places

noise sensitive places
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Siting buildings to increase
the survivability of buildings
and protection of people
during a bushfire

Acceptable Solution PS 1.1 (2) is applied in that:
(a) Buildings are generally located in areas of least risk on the
site and are
(b) Set back from potentially hazardous vegetation, allowing an
Asset Protection Zone of at least 20m for most townhouses,
to be located wholly on the site.
Restricted fuel loads and an existing firebreak on the
adjacent Lot to the west reduces risk to the proposed
development as demonstrated in Section 6.3 of this Plan.
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* if within 800m walking
distance of a higher
order or district centre
precinct.
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Stormwater Management and Overland Flow report
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