
17 November 2025 

Chief Executive Officer 

Douglas Shire Council  

64-66 Front Street

MOSSMAN QLD 4873

Attn: Rebecca Taranto (Assessing Officer) 

Via email:   enquiries@douglas.qld.gov.au  

 rebecca.taranto@douglas.qld.gov.au 

RE: RESPONSE TO INFORMATION REQUEST IN RELATION TO THE DEVELOPMENT 

APPLICATION FOR A DEVELOPMENT PERMIT FOR THE MATERIAL CHANGE OF USE (DUAL 

OCCUPANCY) AND RECONFIGURATION OF A LOT (1 LOT INTO 2 LOTS) OVER LAND AT 36 

WARNER STREET, PORT DOUGLAS, MORE FORMALLY DESCRIBED AS LOT 416 ON RP907333 

COUNCIL REF:  CA 2025_5837/1 (Doc ID:1324821) 

Aspire Town Planning and Project Services act on behalf of Awela Holdings Pty Ltd (the ‘Applicant’ and ‘Landowner’) 

in relation to the above described matter.  

On behalf of the Applicant, please accept this correspondence as the Applicant’s full response to the above 

referenced Request for Information pursuant to s13.2(a) of the Development Assessment Rules v3. 

Information Request Item 1: Water and Waste Water Connections 

Please provide plans showing connections for proposed Lot 1 and Lot 2 to Council’s reticulated water and sewer for the 

development..  

Applicant Response to Information Request Item 1 

The site survey indicates that Council’s water and sewer assets are allocated within the Warner Street road reserve 

on an alignment between the kerb and channel and the road pavement, see Image 1 below. It is anticipated that 

connections can be made between the development and the infrastructure within the street with relative ease and 

without the need for easements. 
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Image 1: Extract from the Site Survey (Source: RPS) 

 

Information Request Item 2: Site Drainage  

The proposed development provides an opportunity to resolve historic drainage issues associated with the open drain within 

the drainage easement (Easement B on Lot 416 RP907333).  

Please provide a site-specific stormwater drainage plan that demonstrates that post development stormwater received by 

proposed Lot 1 and Lot 2 can be directed to a lawful point of discharge without creating an unacceptable risk internally and 

externally to the site.  

The plan should include;  

a. The contributing catchment boundaries;  

b. Sectional drawings showing how stormwater from Lot 0 on BUP106132 will discharge into the easement, and how the 

easement will convey stormwater to Council’s stormwater drainage network;  



 

 

c. Details showing how storm water captured on proposed Lot 1 will be conveyed to the storm water pit located in the south-

western corner of existing Lot 416;  

d. The location of any additional stormwater pits required to service proposed Lot 2; and  

e. Details showing how stormwater captured in the proposed atriums will be conveyed to Council’s stormwater network. 

Applicant Response to Information Request Item 2 

Please refer to the Drainage File Note prepared by Neon Consulting, included under Attachment 1.  

In summary: 

2a) The site is subject to flows from the neighbouring (rear) allotment at 41 Macrossan Street.  The catchment area 

is calculated at 0.10 hectares with flow rates for various events noted in the drainage file note.  For reference the 

1%AEP event with a 5 minute time of concentration is calculated at 0.08m3/s.  The subject site provides a new 

underground system which is capable of conveying the 1%AEP event from 41 Macrossan Street.  Notwithstanding 

an overland path is provided for a severe event which in this case is defined as a total blockage of the piped system. 

2b) Refer to the drawings within the drainage file note. 

2c) Refer to the drawings within the drainage file note. 

2d) Refer to the drawings within the drainage file note. 

2e) Rainfall within the atriums will be captured and directed to the road frontage via a conventional roofwater 

drainage system.  It is not intended, nor desirable to utilise the pipe infrastructure associated discharging runoff from 

41 Macrossan Street. 

  

 

Information Request Item 3: Street Integration 

Please provide a sketch design showing how the proposed development will integrate with the footpath and on-street parking 

for the whole of the street frontage from the property boundaries to the centre line of the road.  

The design needs to consider the pedestrian footpath, access crossovers, stormwater inlet pits, electrical pillar box, protection 

of the three (3) street trees and angular street parking. The on-street works should reflect the design at the south-east corner 

of Grant and Warner Streets  

Note – the design does not need to be fully detailed, but sufficient to determine suitability with integrating the development 

with Council’s infrastructure and existing on-street works.  

Note – a condition of the approval is likely to require a vegetation report on street trees to determine what work is necessary 

to protect the street trees from the development..  

Applicant Response to Information Request Item 3 



 

 

Please refer to the Street Integration Plan within the Amended Plan Set provided under Attachment 2. This plan 

identifies the location of the proposed crossover in relation to existing street infrastructure and confirms that only 

a single tree is required to be removed to accommodate the new access point. 

The proposed crossover locations have been carefully selected to avoid conflict with existing electrical assets 

(overhead and underground), stormwater infrastructure and the vegetation proposed to be retained. Based on the 

Site Integration Plan, it is also evident that the retention of the existing mature trees significantly limits the ability to 

establish any formal on-street parking along the site frontage. Any attempt to formalise on-street parking would 

necessitate further vegetation removal and would materially change the established character of the street. 

Given the narrow frontage and the desire to maintain the existing trees, it is considered that no additional street 

works, including kerb or bitumen widening, are necessary or appropriate. Such works would detract from the natural 

aesthetic and vegetated character that defines this section of the street. If anything, only a minor continuation of the 

existing seal from the proposed crossover to the edge of the current bitumen surface would be reasonable to ensure 

a neat transition while preserving the natural aesthetic of the street. 

   

 

Information Request Item 4: Plan of Earthworks   

Please provide a Plan of Earthworks that shows the areas of the site nominated for cut and fill and volume of any cut or fill. 

Applicant Response to Information Request Item 4 

An earthworks drawing is provided within the Drainage File Note under Attachment 1.  A net solid import of 

approximately 600m3 is estimated 

 

 

Information Request Item 5: Landscape Plan   

Landscaping is an integral part of the development to ensure a resultant tropical design. There are opportunities for trees in 

the front of each villa. Please provide a detailed landscape plan that incorporates tropical design and meets the Planning 

Scheme outcomes.  

The Part Lower Floor Plan, dated 11 September 2025, Job Number 2444, Sheet No.WD3 submitted with the application 

shows an area of landscaping between the building and northern end of the eastern side boundary of Lot 416. Please 

demonstrate how this area of garden will be watered and maintained without relying on access from the neighbouring lot. 

 

Applicant Response to Information Request Item 5 

Please refer to the Landscape Plan prepared by Kate Hewitt Landscape Design included under Attachment 3. The 

design include a mix of tropical planting in line with the existing character of Port Douglas and Planning Scheme 

requirements.  



 

 

Landscaping between the building and northern end of the eastern side boundary of Lot 416 may be maintained via 

access from the 1m wide drainage easement which burdens the subject site and is free of landscaping.  

 

 

Information Request Item 6: Upper Floor Balcony   

The Upper Floor Plan, dated 11 September 2025, Job Number 2444, Sheet No. WD4 shows a 400mm wide balcony. Please 

confirm that this is intended width of the balcony. 

Applicant Response to Information Request Item 6 

An Amended Plan Set is provided under Attachment 2. The revised drawings clarify that the balcony area forms an 

integral component of the Master Suite design rather than a separate, externally projecting structure. The space is 

enclosed within the primary building footprint but incorporates large stacking doors along the outer elevation. When 

opened, these doors allow the space to operate in the same manner as a traditional balcony, providing natural 

ventilation, outlook and an indoor–outdoor transition, while maintaining a cohesive architectural form. 

 

 

Information Request Item 7: All Abilities Access   

All abilities access should be provided between the road boundary and the entry to each Short-Term Accommodation premises. 

Please provide a plan that demonstrates compliance in accordance with the required Australian Standards. Please also 

compliment the design plan with a written statement prepared by a suitably qualified person that the car parking and access 

meet the Australian standards in respect to all abilities access and parking. Note that accessibility needs to be both from the 

street and from the car parking spaces to the entrance to the Short-Term Accommodation entries. 

Applicant Response to Information Request Item 7 

The proposed double garages measure 6.01m in depth and 5.21m width, providing sufficient internal area to 

accommodate a compliant all-abilities parking space. A second vehicle can be comfortably parked externally on the 

driveway in a tandem arrangement without obstructing accessibility requirements. 

There is a minor 20mm level transition between the garage and the Dwelling House entry. In accordance with the 

Livable Housing Standards, this can be readily addressed through a compliant ramp structure. A single-step ramp is 

permitted for a rise of up to 190mm, and the applicable standard allows a gradient no steeper than 1:10. The 

proposed 20mm transition sits well within this threshold, ensuring seamless and unobstructed access between the 

parking area and the dwelling. 

The driveway connection from the kerb incorporates a 1:5 gradient transition, which is necessary to achieve the 

required flood immunity for the site. This design response ensures safe and practical vehicular access during rainfall 

events while still maintaining an accessible pathway from the vehicle parking area to the dwelling entry. 

Overall, the proposed design presents a reasonable and balanced response that provides for accessibility, meets 

flood hazard requirements, and supports the efficient uptake of density in a location where Council should be actively 



 

 

encouraging it. The layout clearly demonstrates that both accessibility and resilience can be achieved without 

compromising functionality or amenity. 

 

 

Information Request Item 8: Refuse Areas   

Please provide a plan showing refuse storage behind the front setback. The storage area should allow for two refuse 

bins (waste and recycling) per dwelling unit. 

Applicant Response to Information Request Item 6 

An Amended Plan Set is provided under Attachment 2, which illustrates proposed refuse storage areas within the 

site frontage.  

Conclusion  

Thank you for your time and consideration of this Response to Information Request. We respectfully request that 

Council progress the assessment and decision of the Development Application.  

If you have any further questions or issues please do not hesitate to contact the undersigned. 

Regards,  

Daniel Favier  

Senior Town Planner  

ASPIRE Town Planning and Project Services 

 

 

  



 

 

 

 

 

ATTACHMENT 1 

Drainage File Note 

Prepared by Neon Consulting  
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The following file note provides commentary on drainage considerations for the proposed 

development at 36 Warner St Port Douglas. 

 

EXISTING DRAINAGE REGIME 

The site in it's existing state falls towards Warner St, and is the legal point of discharge. The 

site is burdened by an easement which conveys runoff from 41 Macrossan St.  41 Macrossan 

St contains a 300 dia pipe which discharges to an unlined drain generally following the 

common boundary of 34&36 Warner St. 

A shallow field inlet pit exists at the Warner St frontage and is generally contained within 34 

Warner St.  This field inlet pit is connected to Councils underground stormwater system in 

Warner St via a 375 dia RCP. 

- Refer attached site survey plan 

 

PROPOSED DRAINAGE REGIME

An overland flow path will be provided within the easement on 36 Warner Street. The flow 

path has been sized to accommodate a severe event, specifically the 1% Annual Exceedance 

Probability (AEP) 5-minute storm affecting the 41 Macrossan Street catchment. The 230 to 

270 millimetre-deep overland flow path provides sufficient capacity to convey flows from 

41 Macrossan Street without reliance on the pipe network.

 -     Refer attached runoff calculation

- Refer attached 1d cross section analysis 

- Refer attached design drawings

 

FLOODING IMMUNITY 

Finished floor level requirements for the development have been obtained from the attached 

search from the Douglas Shire Councils online property search tools. RL 3.50 has been 

adopted as the minimum level for habitable floor levels. 

- Refer attached Storm Tide Inundation Property Report obtained from DSC website. 
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SITE SURVEY PLAN 
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© COPYRIGHT PROTECTS THIS PLAN 
Unauthorised reproduction or amendment
not permitted.  Please contact the author.

                                     IMPORTANT NOTE

1.   This plan was prepared for the sole purposes of the client for the
      specific purpose of producing a detail plan.  This plan is strictly
      limited to the purpose and does not apply directly or indirectly 
      and will not be used for any other application, purpose, use or 
      matter. The plan is presented without the assumption of a duty of
      care to any other person (other than the Client) ("Third Party")
      and may not be relied on by Third Party.

2.   RPS AAP Consulting Pty Ltd will not be liable (in negligence or otherwise)
      for any direct or indirect loss, damage, liability or claim arising
      out of or incidental to:
    A. Third Party publishing, using or relying on the  plan;
    B. RPS AAP Consulting Pty Ltd relying on information provided to it by
         the Client or a Third Party where the information is incorrect,
         incomplete, inaccurate, out-of-date or unreasonable;
    C. any inaccuracies or other faults with information or data sourced
         from a Third Party;
    D. RPS AAP Consulting Pty Ltd relying on surface indicators that are
         incorrect or inaccurate;
    E. the Client or any Third Party not verifying information in this plan
         where recommended by RPS AAP Consulting Pty Ltd;
    F. lodgement of this plan with any local authority against the
         recommendation of RPS AAP Consulting Pty Ltd;
    G. the accuracy, reliability, suitability or completeness of any
         approximations or estimates made or referred to by RPS AAP
         Consulting Pty Ltd in this plan.

3.   Without limiting paragraph 1 or 2 above, this plan may not be copied,
      distributed, or reproduced by any process unless this note is
      clearly displayed on the plan.

4.   Scale shown is correct for the original plan and any copies of this
      plan should be verified by checking against the bar scale.

5.   The title boundaries as shown hereon were not marked at the time
      of survey and have been determined by plan dimensions only and
      not by field survey.

6.   Underground services have not been plotted or have been plotted
      from records and are approximate only.
      Prior to any demolition, excavation or construction on the site, the
      relevant authority should be contacted for possible location of
      further underground services and detailed locations of all services.

1:200
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RUNOFF CALCULATION 

  



Area Ha

ToC mins

C 0.704 0.748 0.836 0.88 1 1 -

I (mm/hr) 142.2 173.4 202.0 224.8 281.2 304.0 mm/h

AEP 63% 39% 18% 10% 2% 1% %

Q 0.03 0.04 0.05 0.05 0.08 0.08 m3/s

ARI 1 Year 2 Year 5 Year 10 Year 50 Year 100 Year

Project : Port Douglas Area
Location : Pre Development Catchment (Catchment Calculation)

5.00

0.10

S:\Working\Drawings\999\999-2301\03 Tech\Flooding\36 Warner - AEP - Catchment_Flow_Summary - Cairns.xlsm 24/08/2023
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1D CROSS SECTION 
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GENERAL ARRANGEMENT

GENERAL

G1. ALL WORKS ARE TO BE IN ACCORDANCE WITH THE FNQROC DEVELOPMENT MANUAL
SPECIFICATIONS S1 TO S8.

G2. CONTRACTOR TO PROVIDE PUBLIC NOTIFICATION/SIGNS (REFER  FNQROC
DEVELOPMENT MANUAL CP1.11).

G3. CLEARED VEGETATION SHALL BE MULCHED ON SITE BY THE CONTRACTOR.

EXISTING SERVICES

ES1. EXISTING SERVICES ARE PLOTTED FROM THE BEST INFORMATION  AVAILABLE. NO
RESPONSIBILITY IS TAKEN BY THE PRINCIPAL OR  SUPERINTENDENT FOR THE
ACCURACY AND COMPLETENESS OF THE  INFORMATION SHOWN.

ES2. PRIOR TO THE COMMENCEMENT OF CONSTRUCTION THE CONTRACTOR IS TO
ESTABLISH ON SITE THE EXACT POSITION OF ALL UNDERGROUND SERVICES IN THE
PROPOSED WORKS AREA. METHODS FOR ACHIEVING THIS WILL INCLUDE BUT NOT
BE  LIMITED TO:-

- CAREFUL EXAMINATION OF THE CONTRACT DRAWINGS.
- CONSULTATION WITH THE RELEVANT SERVICE AUTHORITIES.
- COMPREHENSIVELY SCANNING THE AFFECTED AREAS WITH A CABLE DETECTOR

AND MARKING ON THE GROUND THE POSITION OF ALL SERVICES.
- HAND EXCAVATING TO EXPOSE ALL SUCH SERVICES WHICH MAY  BE AFFECTED BY

THE PROPOSED WORKS UNDER THE DIRECTION OF THE RELEVANT SERVICE
AUTHORITY.

ES3. THE CONTRACTOR IS TO BRING TO THE SUPERINTENDENT'S  ATTENTION ANY
DISCREPANCIES BETWEEN THE EXISTING SERVICES  THUS IDENTIFIED AND
DOCUMENTED SERVICES WHICH MIGHT AFFECT  THE PROPOSED WORKS.
APPROPRIATE MEASURES TO RESOLVE  ANY CONFLICTS WILL BE DOCUMENTED BY
THE SUPERINTENDENT.

STORMWATER DRAINAGE

D1. FOR STANDARD STORMWATER DRAINAGE DETAILS REFER FNQROC STD. DRGS.
S1045-S1100 INCLUSIVE.

D2. PRIOR TO COMMENCEMENT OF PIPEWORK, THE CONTRACTOR IS TO CONFIRM THE
INVERT LEVEL OF DOWNSTREAM DRAINAGE TO ENSURE THE STORMWATER SYSTEM
CAN DRAIN SATISFACTORILY. REFER ANY DISCREPANCY TO THE SUPERINTENDENT.

D3. ALL STORMWATER PIPES SHALL BE EITHER REINFORCED CONCRETE PIPE (RCP) OR
POLYPROPOLENE (PP). RCP PIPES SHALL BE CLASS 2 FJ UNLESS NOTED
OTHERWISE. PP PIPES SHALL BE BLACKMAX OR STORMPRO. REFER DRG-0005 FOR
PP BEDDING DETAILS.  CONCRETE PIPES BELOW RL 1.80 ARE TO HAVE SALTWATER
COVER TO REINFORCEMENT.

D4. WHERE ANY PART OF THE STORMWATER PIT IS BELOW RL 1.80 THE CONCRETE
GRADE AND COVER TO REINFORCEMENT SHALL BE IN ACCORDANCE WITH FNQROC
REQUIREMENTS.

D5. ALL POLY PITS TO BE ACO 600x600mm WITH GALV. GRATE OR APPROVED
EQUIVALENT.

SURVEY AND SETOUT

SS1. SURVEY, DATUM, LEVELS & SERVICES HAVE BEEN DERIVED FROM RPS CAD FILE
"AU008572-1 A Detail Lot 416 Warner St layout" DATED 10/03/2023.

MERIDIAN: IS260153
ORIGON OF COORDS: 99100 Screw in kerb, E 336081.854, 8177019.621
VERTICAL DATUM: AHD via PM500028 (RL: 4.241)

SS2. DIGITAL CAD FILES OF THE CIVIL WORKS WILL BE PROVIDED FOR SETOUT
PURPOSES.
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Search for a Property

Storm Tide Inundation Property Report

The following report has been automatically generated to provide a general indication of development related information applying to the nominated land parcel.

For more information refer to the JB Pacific Storm Tide Inundation Methodology Study This report is not intended to replace the need for carrying out a detailed
assessment of Council and State controls or the need to seek your own professional advice on any town planning instrument, local law or other controls that may
impact on the existing or intended use of the premise mentioned in this report. For further information please contact Council by phone: 07 4099 9444 or
1800 026 318 or email enquiries@douglas.qld.gov.au.

A separate Council Planning Scheme Property Report tool is available for information relating to Council’s 2018 Planning Scheme.

Visit Council’s website to apply for an official property search or certificate, or contact the Department of Natural Resources, Mines and Energy to undertake a title
search to ascertain how easements may affect land.

JB Pacific Storm Tide Inundation Methodology Study

The purpose of the Douglas Shire Storm Tide Inundation Methodologies Study was to review and analyse different methodologies, identify a best practise
model for the Shire’s coastal urban areas, run this preferred best practise model and calculate the minimum heights for the 1% AEP (Annual Exceedance
Probability) storm tide inundation for the year 2100 having regard to a 0.8m sea level rise for urban coastal properties.

Excerpt from the JB Pacific Storm Tide Inundation Methodology Report -

Storm Tide Inundation

The Douglas Shire coastline experiences a range of hydrodynamic, waves, and morphologic processes that are linked through dependant and independent
variables. This includes the underlying astronomical tide, the passage of local storms and cyclones, the interaction of storm surges along the open coastline,
the local wave climate, any sheltering provided by nearshore reefs, and the role of nearshore and dune vegetation. A range of these coastal processes are
shown in Figure 2-1.

Importantly storm tide inundation can be from the overtopping at the foreshore as well as wave runup through estuaries and inundate from “behind” a locality.
Check out the animation of this activity through the local estuaries in the animation on Council’s website.

Future Year 2100 Projected Levels

On 2 July 2017 the Planning Act 2016 came into effect as part of the Queensland Government’s commitment to delivering planning reform across the State
and the State Planning Policies reinstating the need to consider the 1% AEP (Average Exceedance Probability) Storm Tide Inundation level for the year 2100
with a 0.8m sea level rise. The 1% AEP is referred to as the one in one hundred year event. The 1%AEP is the minimum we need to consider and plan for.

Freeboard

There are numerous variants that can affect the modelled levels. To account for the differences in these variants a “freeboard” is applied. For the JB Pacific
Storm Tide Inundation Methodology Study these differences have been considered within a nominal 0.5m freeboard level. Minimum levels for habitable
rooms need to consider the Finished Floor Level (FFL) being the 1%AEP level plus the 0.5m freeboard. This value is a measurement at AHD (Australian
Height Datum).

AHD Levels

A Licensed Surveyor should be engaged to determine the accurate AHD for a property. Contours and levels identified through Queensland Globe are
estimated from LIDAR calculations and may not be 100% accurate.

 Jump to

Storm Tide Inundation Study

Property Information

Storm Tide Range Overview

Storm Tide Range Detailed
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Storm Tide Information
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Property Information

Selected Property Easements Property

Property Address
36 Warner Street PORT DOUGLAS
Lot Plan
( - m )2

+
−

Storm Tide Inundation Property Information

The information below provides details of the projected Future Year 2100 Storm Tide Inundation Level that considers a Sea Level Rise
of 0.8m AHD

+
−
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Selected Property Affected by the 1 % AEP Event for the year 2100

JBPacific summary Information

Selected Property

StormTide Levels Overview
3 to 4 2 to 3 1 to 2 0.1 to 1 0 to 0

+
−

Storm Tide Range Detailed

StormTide Levels Detailed

+
−
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Disclaimer

The maps show the estimated areas of inundation for the 1% AEP projected for the year 2100 having regard to a sea level rise of 0.8m. The report nominates
required minimum habitable room minimum finished floor level. This minimum level is determined from the best data to date held by Council. This storm tide
inundation flood level, for a particular property, may change if more detailed information becomes available or changes are made in the method of calculating flood
levels. Storm tide Inundation analysis is based on comprehensive computer modelling calibrated against actual storm tides. The website provides locations, street
names, aerial photography and available storm tide inundation data for the Shire areas that were included in the JB Pacific Storm Tide Inundation Methodologies
Study. This property reporting tool is not a substitute for a detailed Coastal Engineering analysis of a property and should not be relied upon where the reliance may
result in loss, damage or injury. While every effort is taken to ensure the information in this report is accurate and up to date, Douglas Shire Council makes no
representations or warranties about its accuracy, reliability, completeness or suitability for any particular purpose and disclaims all responsibility and all liability
(including without limitation, liability in negligence) for all expenses, losses, damages (including indirect or consequential damage) and costs that may occur as a
result of the report being inaccurate or incomplete in any way or for any reason.

Selected Property Below 0.33000 2.16968 2.32640 2.47331 2.76642 2.91969 3.18777 and above

The Level for Construction – for Storm Tide Inundation Considerations

The lot is affected by storm tide inundation for the Year 2100, 1 in 100 (1% AEP) event. The 1% AEP for the year 2100 (including a Sea Level Rise of 0.8m)
is at 2.993 (without freeboard).The Freeboard for the Study is 0.5m and is applied to determine Finished Floor Level for habitable rooms.

Note - Finished floor level is usually 225mm above the pad level.

Finished Floor Level

The total required Finished Floor Level for habitable rooms is 3.493 m AHD
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ATTACHMENT 2 

Amended Plan Set 

  



























































 

 

 

 

 

ATTACHMENT 3 

Landscape Plan 

Prepared by Kate Hewitt Landscape Design  
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