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The Chief Executive Officer 
Douglas Shire Council  
PO Box 723 
Mossman QLD 4873 
 
Attn: Mr Neil Beck 
 
 
 

Dear Neil, 

Proposed Staged Integrated Development – 5640 Captain Cook Highway, Mowbray 
Request for Pre-lodgement Meeting 
 
RPS, on behalf of Graben Pty Ltd (the ‘applicant’), request a pre-lodgement meeting with Council officers with 
respect to the staged integrated development of a Wave Park and associated development on land located at 
5640 Captain Cook Highway, Mowbray, with the intent of determining Council’s support for the future 
development. The subject site is more formally described as Lot 123 on SR687, which comprises a total area 
of 40.22 hectares and has legal road frontage to the Captain Cook Highway. 

The subject site is currently developed as a cane farm and is located within the ‘Rural’ Zone under the Douglas 
Shire Planning Scheme 2018.  

We note that informal pre-lodgement discussions have been held with Council officers, with those officers 
recommending that we seek formal pre-lodgement advice from Council in relation several broader-scale issues 
associated with the proposed development before proceeding with formal lodgement of a Development 
Application. 

A broad-scale overview of the project, and those issue upon which we seek feedback, are as follows:   

1.0 PROJECT OVERVIEW 

The proponent – Mr David Imgraben – a long term local resident and businessman, seeks to establish an 
integrated development centred upon a wave park, with a range of ancillary and associated component uses 
intended to complimentary but subordinate to the primary use. As such, it is intended that Surf Port Douglas 
will evolve into a major social, economic and financial investment, which is within close proximity to the major 
tourist centre of Port Douglas. The proposed development is to be subject of master planning that will guide 
the development over the anticipated two (2) year construction period and subsequent operation of the facility. 

The proposed staged development involves the following component uses being considered for the subject 
site, including, but not limited to: 

• A wave park, comprising a large pool structure and state of the art equipment able to generate artificial 
waves suitable for a wide range of skill levels, from beginner through to expert levels, 

• Ancillary outdoor water-based recreational facilities including a freshwater swimming lagoon and 
waterpark;  

• An hotel complex, comprising circa 150 room short-term accommodations units; intended to provide 
short-term accommodation opportunities for users of the wave park, 
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• A village precinct, comprising shops, food and drink outlets; to provide on-site services to guests and 
visitors 

• A self-contained housing precinct, comprising multiple dwellings (Low-medium density – circa 36 lots 
and Medium Density residential areas; intended to provide opportunities for longer-stay guests attracted 
to the wave park  

• A tourist park, comprising self-contained cabins (circa 35 cabins); again, intended to provide budget-
level accommodation for visitors and guests to the wave park, as well as visitors utilising the adjoining 
Wangetti Track facility, 

• A helipad; 

• An on-site effluent treatment facility; and 

• A Caretaker’s residence. 

Copies of a number of concept plans which provide detail of the proposed development, prepared by Hunt 
Design, are attached for reference as Annexure 1 to this submission. 

To date, the Study Team led by Hunt Design has undertaken detailed analysis of a broad range of site issues 
considered relevant to the proposed development, including economic analysis of project costs and benefits, 
environmental and engineering constraints and opportunities, agricultural land suitability assessment, site 
flooding, access and service provision. The results of these studies and assessment, which will form an integral 
part of the formal development application once submitted to Council, have been used to inform and guide the 
concept design and layout of the proposed development, to ensure that there are minimal site impacts and 
that, where there are impacts, any such impacts are mitigated. 

Perhaps of most significance at this stage of the application process are the findings of the Economic Analysis, 
undertaken by RPS Economists, which has concluded: - 

• The construction phase of the project, at an estimated cost of $317.3M, will generate: 

– 1,247 full time equivalent jobs, of which 453 will be direct (i.e. on site), and 794 indirect (i.e. supply 

  chain), and 

– generate $117.5M in wages over the two m year construction period, the majority of which will go  

  to regional residents. 

• Upon commencement of operations, the project will; 

– attract 128,680 visitor nights to the facility; 

– generate $79.2M direct expenditure into the region, 

– generate an estimated 740 full time jobs per annum, 644 as direct and 96 indirect jobs, and 

– generate $36m annually in wages and salaries, mainly for local residents. 

A full copy of this Economic Analysis Report is provided for reference as Annexure 2 to this submission. 

2.0 REQUEST FOR PRE-LODGEMENT FEEDBACK. 

As noted above, it was recommended during preliminary meetings and discussions with Council officers that 
we seek feedback from Council in relation to several broad-scale issues that are considered to be primary 
matters for Council consideration during the development assessment process, as follows: 

2.1 Site Selection.  

Officers have sought advice to support selection of the proposed site for the proposed development, being 
upon a parcel of rural land fronting the southern bank of the Mowbray River, which is outside existing and likely 
future residential areas. There are several factors that have been taken into consideration when selecting this 
site, which can be summarised as follows: -  
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2.1.1 PROXIMITY AND ACCESS TO THE MOWBRAY RIVER 

Long term access to a reliable supply of water to service the requirements of the proposed development, 
especially for “top up” of the extensive water-based facilities upon which the operation of the proposed 
development will be dependent, was a primary consideration. Investigations to date indicate that the 
development can, in the short-to-medium term, rely upon a combination of water sources, including connection 
to Council’s reticulated network, harvesting and treatment of stormwater and re-use of treated effluent for use 
in landscaping. However, there are concerns that, in the longer term, as demands upon Council’s limited 
reticulation supply associated with future residential development in other areas within the Shire place 
increased pressure on the Council supply, access to sufficient quantities of water may become an issue and 
impose restrictions upon the on-going operation of the proposed development. This is especially so in drier 
periods, when flows within the Mossman River, and from stormwater harvest, reduce. 

In order to provide a “safety net” to the project in such times, access to a potential alternative supply source 
would become critical. It has been identified that the Mowbray River is the most viable solution to this issue, 
given projected difficulties in sourcing sufficient volumes from alternative sources, such as bore sources. 

We acknowledge that any future proposal to source water from the Mowbray will require a range of additional 
approvals relating to issues such as tenure, use of Crown land and licencing to draw water from the Mowbray, 
and commit that we would, should the need arise, pursue those approvals prior to any extraction occurring. 
However, as the current proposal is not reliant upon this source, it is not intended to seek these approvals as 
part of the pending Development Application – the project simply needs access to this POTENTIAL water 
source should a future need arise. 

2.1.2 ALTERNATE SITE AVAILABILITY 

In the initial investigation phase for the proposed development, it is understood that the proponent conducted 
extensive investigations into the availability of a site of sufficient area and in relative proximity to Port Douglas 
township able to accommodate to proposed development, and these investigations failed to identify any 
alternative available sites able to meet the spatial requirements of the proposed development. 

2.1.3 AVOIDANCE OF CONFLICT 

The question has been asked as to why this site should be considered more appropriate than potential 
alternate sites that may be or become available within existing or likely future urban areas. One of several 
reasons is that there are minimal potential adverse impacts upon adjoining and surrounding properties 
associated with the proposed site when compared to alternate sites within the urban area. The nature of the 
proposed development is such that its operation has the potential to have some adverse impacts upon 
residential amenity if located within an urban area, including impacts associated with traffic (volumes and 
noise), noise (from people enjoying the facilities within the development) and lighting (associated with potential 
night time operations). 

If the development were located within or adjacent to an urban area, these impacts would have the potential 
to create adverse impacts upon amenity values within adjoining and surrounding residential areas. 

By contrast, the subject site is isolated from and separated from potentially sensitive areas by physical 
features, including the Mowbray River and Captain Cook Highway, as well as distance. As a result, whilst 
remaining in relatively close proximity to the township area, the site is sufficiently separated and buffered from 
sensitive receptor areas as to negate any potential adverse impacts. 

2.1.4 UTILISATION OF EXISTING OR FUTURE URBAN LAND 

During the preliminary discussions with Council officers, it was indicated that consideration should be given to 
the potential to locate the proposed development within the area to the west of Craiglie that has been 
designated by Council as a Residential Investigation Area. Our understanding is that this area is intended to 
accommodate long term urban expansion of the Port Douglas urban area, as stocks of available land within 
Port Douglas get taken up. 

Our investigations reveal that there is approximately 120 hectares of land available within this area. Further, 
concept plans for the proposed development reveal that in the order of 30 hectares of this land, or 25% of 
available area, would be required to accommodate the proposed development.  



Our ref:  PR148361/OLD/SD/80272 
 

RPS Australia East Pty Ltd. Registered in Australia No. 44 140 292 762 
rpsgroup.com Page 4 

Building upon the factors outlined above, location of the proposed development within  this area would not only 
give rise to potential long-term conflicts between the proposed development and future residential land uses, 
“sterilisation” of such a significant proportion of land set aside for future urban expansion is likely to result in 
the under-utilisation of this area and the  “bringing forward”  of pressure for alternate urban expansion areas, 
whereas use of the subject site as proposed will negate the potential for long term conflicts and allow maximum 
utilisation of the designated urban expansion area.  

2.1.5 SAFETY AND AVOIDANCE OF POTENTIAL TRAFFIC CONFLICTS 

The location of the subject site, on the eastern side of the Captain Cook Highway and adjacent the proposed 
Wangetti Trail, will enable visitors to the facility from the Port Douglas township – both tourists and local alike, 
and particularly children – wanting to access the site via means of pedestrian/cycle/e-scooter movements to 
travel via existing/proposed pedestrian/cycle networks. This will negate the need to cross the Captain Cook 
Highway, and thus avoid potential conflicts with vehicles using the highway, where speed limits are in the 
range of 70-100 Kph. 

By contrast, any potential alternate sites for the development, especially within the Residential Investigation 
Area, are located on the western side of the highway and would by necessity require any pedestrian/cycle/e-
scooter visitation to cross the highway, in circumstances where there are no protected pedestrian crossing 
points. This is considered to be a significant and important factor, especially where organised groups of local 
children – e.g. nippers/surf life savers – may be attracted to the facility on a regular basis for training purposes.   

2.2 Provision of services. 

As alluded to above, it is proposed that the subject development will be generally self-reliant in terms of service 
provision. It is proposed that: 

• there will be no connection to Council’s reticulated sewer network. Rather, all effluent will be collected 
and treated on-site to an advanced secondary quality. Treated water will be utilised for irrigation of 
gardens and rehabilitated landscapes. 

• the majority of electrical demand will be serviced via utilisation of on-site solar generation and battery 
storage, with back-up supply to be provided via a combination of connection to the grid and on-site 
generator(s); 

• Preliminary advice from Mr Peter Tonkes, Douglas Shire Council (Council), indicates that the initial fill of 
the water bodies could be supplied from the Council potable water network with a few conditions. It would 
have to occur during the wet season with an anticipated supply up to 4Ml per day. Daily water make up 
(440kl) would also be possible during the 9 months of the wet season unless creek levels at the intake 
fall and water restrictions have to be put in place; 

• Alternative water sources have been investigated and include rainwater harvesting, Bore/Spring water & 
extraction from the Mowbray or ocean; and 

• The development proposes an on-site reservoir of 50Ml. This reservoir is sufficient to be able to hold 
enough water to compensate for operational use and evaporation losses for a period of nine (9) months 
in the worst of dry seasons. GHD has provided a water balance for the worst-case scenario. We have 
also engaged H2O consultants and Turbid Water Solutions to provide advice on treating different water 
sources for re-use on site. As discussed in 2.1 Site Selection, the proximity to the river allows for 
connection to another source. We believe that purchasing the water directly via Council in the first instance 
provides mutual benefits. It will result in an initial income of over $200,000 for Council and provide the 
development with a water source that would require minimal treatment to become operational. 

 

2.3 Proposed Form of Development Application / Approval 

Following receipt of preliminary feedback from Council Planning Officers, it is proposed that, rather than seek 
an amendment to the Planning Scheme to facilitate the proposed development, via either a change of zoning 
and/or introduction of a Local Plan-style amendment, we will simply seek the following development 
approvals: 



Our ref:  PR148361/OLD/SD/80272 
 

RPS Australia East Pty Ltd. Registered in Australia No. 44 140 292 762 
rpsgroup.com Page 5 

• Development Permit for Material Change of Use for (Outdoor Sport and Recreation, Short-term 
Accommodation, Dwelling House, Multiple Dwelling, Food and Drink Outlet, Shop, Tourist Park, Air 
services and Caretaker’s Accommodation); and 

• Development Permit for Material Change of Use for Environmentally Relevant Activity (ERA 63 – 
Sewerage Treatment).  

Accordingly, we are proposing that a Material Change of Use Development Application will be made to facilitate 
development in accordance with a supporting Plan of Development. The intent of the Plan of Development will 
identify various development precincts within the subject site and to establish broad-scale development 
requirements for each of the identified development precincts. The benefit of this form of application is that it 
will not only provide a degree of flexibility for development to occur within the parameters established via the 
Plan of Development, but also it will not alter underlying zoning of the land and the existing land use options 
will remain. This will avoid the potential detriment that would be associated with a change of zoning and the 
creation of a residual and/or on-going approval, which could create long-term problems should the approved 
development not proceed for some reason. Under the proposed approval format, should development not 
proceed in accordance with the approval, ongoing use of the land would remain governed by the Planning 
Scheme provisions applicable now and under the continuing Rural zoning of the land. 

 

3.0 SUMMARY 
In summary, the proponent is seeking approval for a significant tourism venture that will not only provide 
opportunities to the existing tourist base currently attracted to the regional, but is also expected to attract a 
section of the tourist market to the region which is unlikely to be attracted to the region at the moment – that 
being the surfing fraternity looking for opportunities to pursue their passion for surfing/board riding etc. 

The project will require a major economic investment in the area and will give rise to significant benefits to the 
community, both during the construction and operational phases, as a result of increased employment and 
other flow-on impacts that will be generated. 

 The nature of the use is such that it requires a site with somewhat unique characteristics – it needs to be in 
relatively close proximity to the major tourist centre of Port Douglas, but at the same time is not compatible 
with many existing or future urban uses, especially those of a residential nature, due to the potential for 
operational conflicts relating to noise, traffic and lighting. 

At the same time, the operation of the development is heavily dependent upon access to an appropriate water 
supply, given the reliance of the primary elements of the development – i.e., the wave park and lagoon/water-
based recreational facilities – upon water. 

The proposed site satisfies all of these locational criteria, in a way not able to be achieved by any alternative 
sites that have been able to be identified to date. 

Based upon these considerations, we suggest that “in principle” support for the project now will not only provide 
the proponent a degree of confidence to move forward with the project, but will also provide a demonstration 
of support to the broader tourism sector in the region. Accordingly, we seek this support from Council, and 
confirm our willingness to provide any further information that may assist Council in its consideration of this 
request. 
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We look forward to continuing working with you on this development. In the meantime, if you have any queries, 
please contact the undersigned. 

Yours sincerely, 

for RPS Australia East Pty Ltd 

 

 
Owen Dalton 
Principal Planner 
owen.dalton@rpsgroup.com.au 
+61 4276 1028 
 
c
c
: 

cc:               Gary Hunt – Hunt Design 
 
enc              Attachment 1:  Architectural Plans 
                    Attachment 2: Economic Assessment Report 
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Attachment 1: 

Architectural Plans 
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Attachment 2: 

Economic Assessment Report  
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