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	Development Application Details

	Application Number:
	MCUI/19/2014

	Lodgement Date:
	26 June 2014

	Proposed Development:
	Material Change of Use – Place of Worship 

	Type of Approval sought:
	Development Permit 

	Site Address:
	18-26 Nyanza Street, WOODRIDGE  QLD  4114

	Real Property Description:
	Lot 3 RP 209064

	Site Area:
	6560.00m²

	Owner Details:
	P Karevski and J Simonovski (Trustee)

	Applicant Details:
	THE MACEDONIAN ORTHODOX CHURCH BRISBANE

	Applicable Legislation:
	Sustainable Planning Act 2009


	Planning Instrument Details

	State Planning Regulatory Provisions:
	Nil 

	Regional Plan:
	South East Queensland Regional Plan 2009-2031

	State Planning Policy:
	Nil 

	Planning Scheme:
	Logan Planning Scheme 2006

	Zone:
	Residential 600 Zone

	Applicable Codes:
	Logan Planning Scheme 2006 

	Applicable Overlays:
	OL11 – Noise Affected Area Overlay 

	Applicable Preliminary Approval:
	Nil 

	Level of Assessment:
	Impact 

	Consistency of Development:
	Consistent 


	Executive Summary


Council is in receipt of an application for a Development Permit for Material Change of Use to establish a Place of Worship at Lot 3 RP 209064, 18-26 Nyanza Street, WOODRIDGE  QLD  4114.

The site is located in the Residential 600 zone of the Logan Planning Scheme 2006.  A Place of Worship is an impact assessable consistent land use.

Pursuant to the Sustainable Planning Act 2009, the application was advertised for fifteen (15) business days from 25 September 2014 to 17 October 2014.  Five (5) properly made submissions were received and matters raised include traffic, noise, building height and appearance and the use being located in a residential area.  These matters are discussed within the body of this report. 
The proposal has been assessed and determined to be consistent with the Logan Planning Scheme 2006 for reasons outlined within this report.  The matters raised by the submitters can be managed and minimise through the imposition of conditions. 
Accordingly, it is recommended that this application be approved with conditions.

	Background/ History


On 21 May 2012 a pre-lodgement meeting (PLM/88/2012) was held and the applicant was advised of the issues which needed to be addressed in the application. 

	Site Description


The subject site is described as Lot 3 RP 209064 with an area of 6560m2.  The site is an irregular shaped lot and has a frontage of 83.1m to Nyanza Street.  The site is located approximately 95m south of the Strathdarr Street intersection and 85m north of the Nydia Street intersection (refer Figure 1: Location plan).
The site contains an existing house located towards the Nyanza Street frontage of the site.  Existing vegetation and grass cover are located within the site.  A sewer manhole is located along the southern boundary of the site.

The site adjoins existing residential dwellings located to the north, south and west of the site.  Vehicular access to the site is via Nyanza Street. 

The site slopes from the Nyanza Street frontage towards the existing houses to the north-west.  The site’s highest elevation of approximately 53.6m AHD is located at the south-east corner while the lowest point is located along the northern boundary at a level of approximately 48.3m AHD. 

The area has a residential character with houses being located on traditional allotments. 

The existing house will be removed from the site.

Figure 1: Location plan
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	Description of Proposal


The proposal involves the construction of a new Macedonian Orthodox Church at 18-26 Nyanza Street, Woodridge.  The site is large however the development has been located adjacent to the southern boundary of the site (refer Figure 2: Proposed site plan layout).

The proposed development has a floor area of 228.01m2, comprising an area of 141.21m2 for the church, 51.15m2 for the office and 35.65m2 for the amenities building. 

The church building is setback 7.0 metres from Nyanza Street and 10.0 metres from the southern residential boundary.  The proposal includes landscaping along the frontage of the site and along the southern side of the building contributing towards a buffer between the proposed building and the existing residence.

Access to the site is proposed on the northern side of the church building.  The majority of car parking is provided to the north of the proposal.  There are a total of 25 on-site car parking spaces provided of which two (2) are for people with disabilities.  An overflow car parking area is intended to be accessed via the space between the future office and the car parking spaces located on the grassed area to the north.
A detention basin is proposed behind the church building to cater for stormwater discharge.  Earthworks are proposed to fill the site to create a platform for the church building.
A congregation of 50 people is proposed apart from the Easter service where a maximum of 80 people is expected.  The proposed church will provide daytime services after 9.30am and evening services starting at 6.00pm.  
The applicant has submitted the following reports to support the proposal:

· Town Planning Report prepared by PRO Town Planners

· Traffic, Car Parking and Access Report prepared by Burchills Engineering Solutions.

· Conceptual Stormwater Management Plan prepared by Burchills Engineering Solutions.

· Noise Impact Assessments (Issues 1 and 2) prepared by ATP Consulting Engineers. 

· Conceptual Earthworks Plan prepared by Burchills Engineering Solutions. 
Figure 2: Proposed site plan layout
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The "rear elevation" identified in Figure 3: Elevations is the streetscape elevation which includes decorative brickwork and architectural detailing.  The streetscape or rear elevation ranges in height from approximately 10.97m to 11.39m however, the main roof line of the building ranges from approximately 7.87m to 8.29m and there is an additional height of approximately 3.1 m to the roof of the dome.
The “front elevation” of the church building has been designed to access the rear carpark.  The elevation to the rear of the site or car park ranges in height from approximately 12.28m to 12.85m, however, the main roof line of the building ranges from 9.18m to 9.65m and there is an additional 3.1m to the roof of the dome.
The southern elevation of the church building ranges in height from 10.97m to 12.53m, however, the main roof line of the building ranges in height from approximately 7.87m to 9.43m and addition 3.1 metres of approximately 3.1 metres to the roof of the dome.

The northern elevation of the church building ranges in height from 11.47m to 12.88, however this elevation is located a considerable distance from the northern side boundary.  

Earthworks is proposed to create a building pad by importing fill ranging from 0.45m – 0.87m at the Nyanza Street frontage and 1.76m to 2.23m to the “front elevation” of the church building 
The proposal also includes the construction of an office and ablution block at the rear of the church building identified in Figure 4: Floor plan – Church and Figure 5: Floor plan and elevations – Office and amenities building.
Figure 3: Elevations
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Rear elevation (to Nyanza Street)
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Northern side elevation 
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Southern side elevation 
Figure 4: Floor plan - Church
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Figure: 5 Floor plan and elevations – Office and amenities building 
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	Planning Assessment


This application is Impact Assessable and has been assessed, in accordance with S314 of the Sustainable Planning Act 2009 against the following:

· the South East Queensland Regional Plan 2009-2031;

· applicable temporary local planning instrument;

· applicable planning scheme.

State planning regulatory provisions

Not Applicable

South East Queensland Regional Plan 2009-2031

The subject site is located within the "Urban Footprint" of the South East Queensland Regional Plan.  The use proposed by this application is defined as an 'Urban Activity', which "means a residential, industrial, retail, or commercial activity. …"

The intent of the Urban Footprint is to identify "… land that can meet the region’s urban development needs to 2031 in a more compact form".  This proposal is consistent with same.

State Planning Policy

Not Applicable 

Structure Plan

There are no declared Structure Plan.

Master Plan

There are no declared Master Plans.

Temporary Local Planning Instrument

The Temporary Local Planning Instrument (TLPI) - Logan Interim Flooding Response 2013 brings consistent, modernised planning requirements to the whole city and replaces the flooding requirements which were in place within the three planning schemes. 
In accordance with the TLPI the subject site is not identified as being flood affected and satisfies the TLPI without any further requirements.
Draft Logan Planning Scheme

The proposed development is located within the Suburban Precinct of the Low Density Residential Zone of the Draft Logan Planning Scheme.  The purpose of the Low Density Residential Zone is to provide predominately dwelling houses supported by community uses and small-scale services and facilities that cater for local residents.
A Place of worship is an impact assessable use in the Draft Logan Planning Scheme in the Suburban Precinct of the Low Density Residential Zone. 
S3.16/ S242 Preliminary Approval

Not Applicable 

Logan Planning Scheme 2006

The following is an assessment of the application against the applicable codes of the Logan Planning Scheme 2006.

Residential Locality and Zones Code

The development has been assessed against all of the Specific Outcomes from the Residential Locality and Zones Code which includes requirements relating to building scale and form and a non-residential use adjoining a residential use.  The proposal is providing a performance solution to address Specific Outcomes 031 and 037. A discussion in relation to the assessment of the proposal against Specific Outcomes 031 and 037 is detailed below. 
Building Form and Scale
Specific Outcome 031 requires that the development is consistent with the zone by demonstrating that the scale and form of the development is compatible with the existing and planned buildings in the zone, having regard to height, mass, roof form, building materials, windows and doors, towers, fencing, landscaping, entry treatments, parking and access areas.  

The proposed development meets the planning scheme requirements in relation to building setbacks and landscaped areas as the building has a road boundary clearance exceeding 6 metres and side and rear boundary clearance of 10 metres and exceeds the required 3 metres wide landscaped buffer as a landscaped width of 7 metres is proposed along the road frontage and a landscaped width of 10 metres is proposed along the eastern boundary. 

The purpose designed building exhibits the typical elements of a place of worship which includes a dome and cross.  The adjacent buildings are predominately houses, therefore, the proposed place of worship is unlikely to reflect the form and scale of the development in the area.

As the proposed development conflicts with the Specific Outcome 031 in relation to the building scale and form, an assessment of the proposal is required against the Overall Outcomes of the Residential Locality.

Non-residential use adjoining a residential use

Specific Outcome 37 requires development to provide the following:

(a) Reflect the type, form and scale of development in the zone;

(b) Provide building setbacks and landscaping which are consistent with the existing and development in the zone;

(c) Provides a parking area on the premises that addressed the road and does not adversely impact on adjacent development; and

(d) Provides noise attenuation and privacy measures to an adjoining residential use. 

The proposed development conflicts with the Specific Outcome 037 in terms of building type, form and scale.  Therefore, due to the conflict, an assessment of the proposal is required against the Overall Outcomes of the Residential Locality.
Overall Outcomes of the Residential Locality
The proposed development has been assessed against the Overall Outcomes.  Due to the identified conflict with Overall Outcomes (13) and 15 (a) in relation to scale, form and height of development intended in the Zone, the proposal requires assessment against the Desired Environmental Outcomes (DEO's
Parking Area
The proposed development has a gross leasable area (GLA) of 255.84m2, which comprises 165.86m2 for the church building, 51.15m2 for the office area and 38.83m2 for the amenities building.  Using the GLA of 255.84m2, the planning scheme requires that car parking be provided at 1 space per 10m2 of GLA, which equates to 26 spaces.  The proposal plans show a total of 25 spaces.  

The applicant is proposing a performance solution in relation to providing sufficient car parking spaces on the site. The office area will be occupied by a priest and possibly a volunteer for the church.  When religious services are to be held the priest will be present in the church building, hence leaving the office area vacant and not requiring the allocation of car parking spaces.

Specific Outcome 01 requires development to provide sufficient parking spaces on the premises to satisfy the expended demand for the number and type of vehicles likely to be generated by the activity.  A congregation of 50 people are proposed.  An overflow area is proposed on the grass area north of the formal car park to accommodate parking during religious events. 

The development has been assessed against all of the Specific Outcomes from the Parking Code and complies with all of these outcomes as the number of car parking spaces proposed is accepted as being sufficient to meet the needs of the development. 
Noise Emissions
A Noise Impact Assessment prepared by ATP Consulting Engineers dated April 2014 (issue 1) was submitted with the application to address the noise impacts from the proposed development.

As a result of the public notification process, the applicant has submitted an additional Noise Impact Assessment (issue 2) to address concerns raised by submitters.  This assessment (issue 2) presents the results of the additional site specific noise measurements and noise impact assessment addressing the specific issues raised in some of the submissions.  Background noise measurements were carried out initially in March 2014 and again in October 2014.
A summary of the submitted Noise Impact Assessment details the following:
Every day of the week was covered by background noise measurements to address the specific issue raised in one of the submissions.  The additional noise measurements carried out in October 2014, are similar but marginally higher than the noise levels recorded in March 2014.  To obtain conservative results the noise data recorded in March 2014 (lesser average background noise levels) were adopted in the determination of the noise impact assessment criteria.
The initial assessment was carried out with consideration of the noise criteria as specified in the Environmental Protection (Noise) Policy 2008 (EPP (noise)).  EPP (Noise) is more recent document than the Logan Planning Scheme 2006 (Schedule 3 Standards) and the relevant criteria from both documents are identical.

Considering the proposed church will provide day-time (after 9:30am) and evening services (starting at 6:00pm), the background creep criteria is the most stringent criteria that the proposed development has to comply with. Noise propagation modelling was carried out for the proposed development considering all potential noise sources from the regular church activities.  The noise sources considered were vehicle noise from parking areas and access ways, conversation (spoken voice) by members of the congregation in an outdoors setting, and mechanical noise from the air conditioning unit on the northern façade of the office building.  In one of the submissions, it is stated that…music and amplified speech have not been modelled.  The reason for not considering music and amplified speech is simply because no music is ever played in a Macedonian Orthodox Church.  The service in the Macedonian Orthodox Church is a solemn occasion with Liturgy presented by the raised voice of the priest (without amplification) with the congregation standing in reverent silence to be followed by a Holy Communion.
The noise propagation modelling was carried out with consideration of the characteristics of the various noise sources such as pronounced tonal characteristics (continuous “humming” noise) or intermittent (impulsive) noise.  In the additional noise propagation modelling the specific issues raised in one of the submissions about the impulsive adjustment for car parking (i.e. car door slams) was considered by addition of +5dB(A).  The typical noise emissions from conversation in front of the Church were also increased by +5dB(A).

The increased sound power levels of the main noise sources resulted in higher calculated noise levels at the nearest noise sensitive places.  The day-time noise criteria was exceeded by 1 dB(A) at most of the nearest noise sensitive places.  Only at the house at 14A Nyanza Street the noise criteria was meet without a need for additional noise control measures.
To protect the noise amenity at the nearest noise sensitive places, the following noise control measures are recommended and shown in Figure 6: Typical noise barrier fence plan.
· Construction of 2.0 m high noise barrier fences along the northern and the southern boundary of the proposed Church;

· Along the northern boundary the 2.0 m high noise barrier fence has to extend along the full length of the common boundary with the houses at 2 and 4 Strathdarr Street;

· Along the southern boundary the 2.0 m high noise barrier fence has to extend along 50% of the common boundary with the house at 16 Nyanza Street;

· A 2.0 m high noise barrier fence (acoustic screen) has to be constructed along the southern side of the entry to the Church to screen the direct line of sight to the upper floor of the house at 16 Nyanza Street; and

· A 1.5 m high noise barrier fence (acoustic screen) is required in an ‘L’ shape to screen the air-conditioning unit along the northern façade of the office.

Should the noise barrier fences be constructed of timber the following design specifications are applicable:

· Minimum paling thickness of 25 mm with a mass of not less than 15 kg/m2.

· The typical spacing of the posts should be 3.0 m.

· Top, middle and bottom railings are required.

· There shall be no gaps in the noise barrier fence and at the contact between the noise barrier fence and the ground.
Figure 6: Typical noise barrier fence plan
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Desired Environmental Outcomes

Due to the identified conflict with the Specific Outcomes and Overall Outcomes detailed above, the proposal has been assessed against the Desired Environmental Outcomes of the planning scheme which are broad overarching objectives in terms of cultural, physical and social well-being of people and communities, ecological processes and economic development outcomes. 

The "rear elevation" of the building to Nyanza Street will be constructed from decorative brickwork and contain architectural detailing.  Depending upon the amount of fill proposed, this elevation ranges in height from approximately 10.97m to 11.39m, which exceeds the acceptable solution of 8.5m for the height of a house in the Residential 600 zone.  The main roof of the church building has a height of approximately 8.29m which is in keeping with the intended height of 8.5m for a house.  The dome over the chapel increases the overall height of the building, however, this part of the building is setback approximately 20.8m from the road frontage and 10.0m from the southern side boundary, which reduces the visual impact of the development.  Landscaping will be provided to the road frontage and northern side boundary to minimise the visual impact on the proposed development. 

The proposal does not compromise the achievement of any of the Desired Environmental Outcomes of the planning scheme.  

Despite the conflicts with the Specific and Overall Outcomes, there are sufficient grounds for approval of the development on the basis that the proposal is a consistent land use and provides acceptable building setbacks and landscape buffers to the road frontage and adjoining residential developments to manage and minimise potential impacts. 
Sufficient Grounds
The proposal conflicts with Specific Outcomes 031 and 037 and Overall Outcomes 13 and 15 (a) of the Residential Locality and Zone Code.  Despite these conflicts with the applicable codes within the Logan Planning Scheme 2006, there are sufficient grounds for approval as detailed below:

· The building has been positioned on the site to minimise visual impacts by providing acceptable building setbacks and landscaped buffers from the road frontage and adjoining properties.

· The potential impacts from noise emissions can be treated or ameliorated to minimise adverse impact on the amenity and character of the area. 
· The proposal provides screening and landscaping to compliment the residential character and amenity of the area. 
· The development is a consistent land use and therefore anticipated by the planning scheme. 
· The proposal will not compromise the achievements of the Desired Environmental Outcomes of the Logan Planning Scheme 2007.
· The proposal will provide social and community infrastructure within the City and satisfy a particular need for the community. 
	Referrals


Referral Agencies

This application did not require referral to any State agencies.
Internal Referrals

This application was referred to the following internal Council Branches/Units for consideration and approval conditions of development:

· Development Assessment (Engineering)

· Environment and Sustainability

· Parks

· Infrastructure Charges Unit

· Roads Infrastructure Planning and Design (Road Planning, Design and Mapping)

· Roads Infrastructure Planning and Design (Traffic)

· Water Infrastructure Branch

	Public Notification and Submissions


In accordance with S301 of the Sustainable Planning Act 2009, the applicant has informed Council that public notification was undertaken in accordance with S297, S298 and S299 of the Act.

	Start Date:
	25/09/2014

	End Date:
	17/10/2014

	Date of Final Notice:
	20/10/2014

	Number of Properly Made Submissions:
	5


The issues raised in the submission are outlined below in Table 1.

Table 1:
Submission Issues and Comments

	Issue
	Submitter's Concern
	Representation

	Zoning of land
	The Place of Worship is being located in the midst of a residential area.

The Place of Worship is out of character for the area.
	The subject site and surrounding allotments are zoned Residential 600 in the planning scheme.

The proposed development is a consistent development in the Residential 600 zone and therefore is anticipated by the planning scheme on the site. 

	Traffic
	Entrance to the development is being placed close to the crest of a hill and sight distances may be compromised.
Additional traffic will be generated by the proposed development.

There is insufficient parking spaces being provided.

Second crossover is proposed off Nyanza Street to access the overflow parking area has not been modelled.

Additional parking on the street would impact on residents and their visitors being able to park in the street.

The installation of a bikeway severely limited the space available for residents and visitors to park in Nyanza Street.
	The Car Parking Assessment Report prepared by Burchills Engineering Solutions has undertaken an assessment of sight distance requirements at the driveway of the proposed development and indicated sufficient sight distance is provided.

With the daily traffic volume on Nyanza Street in excess of 2,500 vehicles per day and the capacity able to carry 15,000 vehicles per day on a two lane road, the traffic from the proposed development entering the traffic stream on a Sunday will have no impact on traffic.
The proposed development provides 25 spaces which is sufficient to satisfy the Planning Scheme.
A condition will be imposed requiring the second crossover off Nyanza Street to be removed.
Parking on-street is a public resource and not available specifically for individual properties.  The proposed development meets the car parking requirements of the Planning Scheme.  Any parking used on the street would necessarily occur on a Sunday when other parking uses are low.

	Acoustic matters
	Hours of operation are vague and uses are not outlined at various times. 
Noise criteria used does not include the planning scheme.
It does not appear that all potential noise sources have been modelled, such as music and amplified speech.

The submitted report has not included noise sampling for a Sunday. 
Noise modelling on the impact of church services only 13 metres away from the adjoining residence has not been provided.
Potential noise impacts from the services on residents during Sundays which is a day of rest and relaxation for residents.

Large groups of people could attend the Place of Worship.

Potentially 50 people could be in conversation at the rear of the church up until 10.00 pm at night.  This is not in keeping with the acoustic amenity of the area.
The submitted report does not recommend the erection of a 2 metre high fence to adjoining neighbours as required by the planning scheme.  

	The submitted Acoustic Report states that the proposed church will provide day-time (after 9:30am) and evening services (starting at 6:00pm).

Conditions will be imposed limiting the hours of church services and other activities. Outdoor functions, services or other activities associated with the use of the site are not permitted at any time.
The criteria in the planning scheme is referenced as an acceptable solution only.  The acoustic report demonstrates noise emissions from the activity will not cause a nuisance to sensitive receivers. Furthermore the criteria used complies with the criteria in Table 3.2.1.1 of the Draft Planning Scheme. 
The acoustic report and Town Planning report have stated that no amplified call to prayer system or bell tower will be used and that windows will be shut during services. Conditions will be placed accordingly. 

The criteria used for Sunday is considered suitable as it has been developed on background noise criteria that is less than that recommended in AS 1055.2-1997 Appendix A for R2 areas (areas with low density transportation). Furthermore, there is little variation between the noise measurement results for the other six days and there is no apparent reason why Sunday is likely to be quieter given the nature of the area. The updated acoustic report includes noise sampling for Sunday which has not changed the criteria.
The revised acoustic report has recommended the erection of acoustic fences to manage and mitigate any noise nuisance to residents.  Conditions will be imposed to require the erection of acoustic fences and that windows are shut during services.
The acoustic report has addressed and modelled conversation noise from people in the carpark. Conditions limiting the hours of operation, prohibiting outdoor functions and services and requiring windows to be closed during services along with an acoustic fence will prevent any noise nuisance to residents. 

	Built form and amenity
	The proposed Place of Worship is of an inconsistent scale and form compared to the low-set and two storey dwellings around the development site. 

Height of the building is not in keeping with the scale and height of existing residential developments.

Existing trees will be removed to accommodate the proposed development.  Therefore the interface between the proposed development and adjoining residential developments will result in a large brick surface being viewed.
The rear of the building where people will be entering and existing has been raised approximately 1.2 metres above ground level.  Therefore this will lead to a loss of privacy in adjoining yards. 
	To address the visual impacts of the development on the surrounding area, the applicant has positioned the building on the site to minimise visual impacts by providing significant building setbacks from the road frontage and adjoining properties.

Considerable landscaped areas are proposed around the site to lessen the visual impacts on the area.  Suitable conditions will be imposed requiring the submission of a landscape plan prepared by a suitably qualified professional. 

Suitable conditions are imposed to address issues in relation to the protection of privacy, amenity and character. 

	Lighting
	Potential impacts on residents from services and activities at night.
	A condition will be imposed to require the light to comply with the planning scheme requirements.

	Community issues
	Pallets of bricks are being stored on the property.
The use has been operating from the house unlawfully.
	The community issues raised have been actioned by Council’s City Standards Branch. 

	Stormwater discharge 
	The stormwater should be piped to the legal point of discharge rather than exit the detention basin and sheet flow through the yards of the properties on Alexander Street. 
	The Applicant’s proposal is to provide a level spreader to convert the mitigated flow to a sheet flow with equal or less than pre-developed flow upto Q50 ARI.

A condition will be imposed to amend the stormwater proposal providing a spreader for the full length of the detention basin to minimise the concentration.

	Valuation of land 
	Place of Worship could lower residential land valuations.  
	Property values are not addressed through the development assessment process and cannot be used to either support or refuse a development application. 


	Further Development Permits Or Compliance Permits Required Under the Sustainable Planning Act 2009


· Operational Works - Civil/Electrical/Earthworks/Water & Sewer Design
· Building Works

· Plumbing and Drainage Works
Further Compliance Certificates Required Under the Sustainable Planning Act 2009

	Documents or works
requiring compliance assessment
	Matters or things against which the document or work must be assessed
	Compliance assessor
	When the request for compliance assessment must be made

	Landscape Plan - Documents
	Development Conditions and any other relevant approval.

Landscape Development Manual

Logan Planning Scheme 2006
	Logan City Council
	To be complied with prior to commencement of building works on site.

	Landscape Plan - Works
	Development Conditions and any other relevant approval or if not done have been bonded to ensure their compliance
	Logan City Council
	Prior to the commencement of use of the development.


	Conclusion


After considering the development application against the applicable legislation, planning instruments and submissions, it is recommended that the development application be approved subject to conditions. 

IT IS RECOMMENDED:-

PART A
That the following information is to be included on the Decision Notice:

Pursuant to clause 326 of the Sustainable Planning Act 2009, the following codes from the Logan Planning Scheme 2006 have been conflicted with by the proposal:

· Residential Locality and Zone Code; and

· Reconfiguring a Lot Code.

Discussion:  The proposal conflicts with Specific Outcomes 31 and 37 and Overall Outcomes 13 and 15 (a) of the Residential Locality and Zone Code.  Despite these conflicts with the applicable codes within the Logan Planning Scheme 2006 there are sufficient grounds for approval as detailed below:

· The building has been positioned on the site to minimise visual impacts by providing acceptable building setbacks and landscaped buffers from the road frontage and adjoining properties.

· The potential impacts from noise emissions can be treated or ameliorated to minimise adverse impact on the amenity and character of the area. 
· The proposal provides screening and landscaping to compliment the residential character and amenity of the area. 
· The development is a consistent land use and therefore anticipated by the planning scheme. 

· The proposal will not compromise the achievements of the Desired Environmental Outcomes of the Logan Planning Scheme 2007.
· The proposal will provide social and community infrastructure within the City and satisfy a particular need for the community. 
PART B
That the Development Application MCUI/19/2014 be approved and a Development Permit for a Place of Worship at 18-26 Nyanza Street, WOODRIDGE   QLD   4114 more accurately described as Lot 3 RP 209064 be granted, subject to conditions.

This submission is referred for exercise of delegated authority in accordance with the Delegation titled:


Integrated Planning Act 1997 and Sustainable Planning Act 2009 - Management of Integrated Development Assessment System and Dispute Resolution. 

DECISION
Having considered the application detailed above, the matters set out in the submission to the Delegate and the recommendation of the officer, I am satisfied that the application accords with relevant standards and the Sustainable Planning Act 2009 where applicable and as such approve the application subject to the conditions attached.

Dated the
day of …………………………………..2014
Stephen Ball

Planning Assessment Program Leader

Strategy and Sustainability

AS DELEGATE OF THE COUNCIL



CONSULTATION WITH DIVISIONAL COUNCILLOR





In accordance with the delegation, a Delegated Officer can determine an application after having referred the draft report to the Divisional Councillor who can choose to have the application referred to Council for it to make the decision instead of a Delegated Officer. Confirmation is sought that the application is not required to be referred to Council for a decision.





This application is not required to be referred to Council for a decision.








…………………………………….


Cr Russell Lutton 	Dated: ……/…………/ 2014 


Division Two (2) Councillor
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