
























GMA Certification Group Pty Ltd
BUILDING SURVEYORS

BUILDINGBUILDING  APPROVALSAPPROVALS  &&  INSPECTIONSINSPECTIONS BUILDINGBUILDING  CERTIFICATIONCERTIFICATION FIREFIRE  SAFETYSAFETY  AUDITSAUDITS

GoldGold  CoastCoast
(07)(07)  55785578  16221622

SunshineSunshine  CoastCoast
(07)(07)  54495449  03830383

CloncurryCloncurry
(07)(07)  47424742  20222022

ChinchillaChinchilla
(07)(07)  46694669  11661166

AthertonAtherton
(07)(07)  40914091  41964196

ChildersChilders
(07)(07)  41264126  30693069

Queensland’s leaders in Building Certification Services
PORT DOUGLAS OFFICE

PHONE:  (07) 4098 5150
FAX: (07) 4098 5180

Lot 9 Unit 5
Craiglie Business Park
Owen Street
CRAIGLIE  QLD  4877

POSTAL:
P.O. Box 831,
PORT DOUGLAS QLD  4877  

E-Mail: adminpd@gmacert.com.au
Web: www.gmacert.com.au

28 September 2018

The Chief Executive Officer
Douglas Shire Council
PO Box 723
MOSSMAN  Q  4873

Attention: Development Assessment

Dear Sir/Madam,

Re: Application for Building Work Made Assessable Development under the Planning Scheme
Lot  7  RP907340  Syndicate Road, Mossman

GMA Certification Group has been engaged to assess an application for the construction of a shed on 
the abovementioned allotment.   The subject site is located within a Rural Zone and the proposed shed 
does not comply with the prescribed road boundary setbacks in the Code.  Further, the shed is to be 
located on an area of the land affected by the Flood Plain Assessment, Bushfire and Landscape Values  
Overlays.

Accordingly, please find the application for Building Work Made Assessable Development under the 
Planning Scheme, which includes:

1. DA Form 1;
2. Owners Consent;
3. Assessment; &
4. Plans

ASSESSMENT

Flood & storm tide hazard overlay code

The property is partly affected by the Floodplain Assessment Overlay.  However, there is no evidence 
the property has ever been affected by flooding.  Further, contour maps reveal the Floodplain 
Assessment Overlay may be inaccurate.  The shed is to be constructed on an elevated section of the 
land.
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Rural Zone Code

Rural Zone Code 
Performance  Outcomes Acceptable Outcomes Comment
For assessable and self assessable development
PO2
Buildings and structures 
are setback to maintain 
the rural character of the 
area and achieve 
separation from 
buildings on adjoining 
properties.

AO2
Buildings are setback not less 
than:
(a) 40 metres from the 
property boundary and
a State-controlled road;
(b) 25 metres from the 
property boundary
adjoining Cape Tribulation 
Road;
(c) 20 metres from the 
boundary with any
other road;
(d) 6 metres from side and 
rear property
boundaries.

The shed is to be constructed up to 15m 
from the road boundary.

The proposed setback is consistent with 
the existing dwellings and sheds in the 
vicinity.  Additionally, there is sufficient 
existing vegetation between the 
proposed shed and the road reserve to 
effectively screen the shed.  Accordingly, 
the proposed location will not affect the 
rural character of the area.

Further, as the area is sparsely populated 
the proposed location will achieve 
adequate separation from adjoining 
properties.

Bushfire Hazard Overlay

Bushfire Hazard Overlay

Performance Outcomes Acceptable Outcomes Comment
PO1
A vulnerable use is not 
established or materially 
intensified within a 
bushfire hazard area 
(bushfire prone area) 
unless there is an 
overriding need or other 
exceptional 
circumstances.

AO1
Vulnerable uses are not 
established or expanded.

The proposal is not a vulnerable use.

AO2
Emergency Services and 
uses providing 
community support 
services are not located 
in a bushfire hazard sub-
category and have direct 
access to low hazard 
evacuation routes.

AO2

Emergency Services and uses 
providing community 
support services are not 
located in a bushfire hazard 
sub-category and have direct 
access to low hazard 
evacuation routes.

NA

PO3
Development involving 
hazardous materials 
manufactured or stored 

AO3

The manufacture or storage 
of hazardous material in bulk 
does not occur within 

NA
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in bulk is not located in 
bushfire hazard sub-
category. 

bushfire hazard sub-
category.

PO10
Development is located 
and designed to ensure 
proposed buildings or 
building envelopes 
achieve a radiant heat 
flux level at any point on 
the building or envelope 
respectively, of:
(a) 10kW/m2 where 

involving a 
vulnerable use; or

29kW/m2 otherwise. 

The radiant heat flux 
level is achieved by 
separation unless this is 
not practically 
achievable.

Note - The radiant heat 
levels and separation 
distances are to be 
established in 
accordance with method 
2 set out in AS3959-2009.

AO10
Buildings or building 
envelopes are separated 
from hazardous vegetation 
by a distance that: 
(b) achieves a radiant heat 

flux level of at any point 
on the building or 
envelope respectively, of 
10kW/m2  for a 
vulnerable use or 
29kW/m2 otherwise; and

is contained wholly within 
the development site.

Note - Where a separation 
distance is proposed to be 
achieved by utilising existing 
cleared developed areas 
external to the site, certainty 
must be established 
(through tenure or other 
means) that the land will 
remain cleared of hazardous 
vegetation.

For staged developments, 
temporary separation 
distances, perimeter roads 
or fire trails may be 
absorbed as part of 
subsequent stages.

Note - The achievement of a 
cleared separation distance 
may not be achievable 
where other provisions 
within the planning scheme 
require protection of certain 
ecological, slope, visual or 
character features or 
functions.

The proposed development has sufficient 
separation distances from vegetation so as 
to achieve compliance.

PO11
A formed, all weather fire 
trail is provided between 
the hazardous vegetation 
and the site boundary or 

AO11
Development sites are 
separated from hazardous 
vegetation by a public road 
or fire trail which has:

The nearby vegetation is not considered 
hazardous.  
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building envelope, and is 
readily accessible at all 
times for the type of fire 
fighting vehicles servicing 
the area.

However, a fire trail will 
not be required where it 
would not serve a 
practical fire 
management purpose.

Note - Fire trails are 
unlikely to be required 
where a development 
site involves less than 
2.5ha

(c) a reserve or easement 
width of at least 20m;

a minimum trafficable 
(cleared and formed) 
width of 4m capable of 
accommodating a 15 
tonne vehicle and which 
is at least 6m clear of 
vegetation;

no cut or fill embankments 
or retaining walls 
adjacent to the 4m wide 
trafficable path; 

a minimum of 4.8m vertical 
clearance;

turning areas for fire-fighting 
appliances in accordance 
with Queensland Fire 
and Emergency Services’ 
Fire Hydrant and Vehicle 
Access Guidelines; 

a maximum gradient of 
12.5%;

a cross fall of no greater than 
10 degrees;

drainage and erosion control 
devices in accordance 
with the standards 
prescribed in a planning 
scheme policy; 

vehicular access at each end 
which is connected to 
the public road network 
which is connected to 
the public road network 
at intervals of no more 
than 500m;

designated fire trail signage;
if used, has gates locked with 

a system authorised by 
Queensland Fire and 
Emergency Services; and

if a fire trail, has an access 
easement that is granted 
in favour of Council and 
Queensland Fire and 
Emergency Services.

PO12 AO12 Proposal complies.



5 of 8

All premises are provided 
with vehicular access 
that enables safe 
evacuation for occupants 
and easy access by fire 
fighting appliances.

Private driveways:
(d) do not exceed a length 

of 60m from the street 
to the building;

do not exceed a gradient of 
12.5%;

have a minimum width of 
3.5m;

have a minimum of 4.8m 
vertical clearance; 

accommodate turning areas 
for fire-fighting 
appliances in accordance 
with Queensland Fire 
and Emergency Services’ 
Fire Hydrant and Vehicle 
Access Guidelines; and

serve no more than 3 
dwellings or buildings.

PO13
Development outside 
reticulated water supply 
areas includes a 
dedicated static supply 
that is available solely for 
fire fighting purposes and 
can be accessed by fire 
fighting appliances. 

AO13
A water tank is provided 
within 10m of each building 
(other than a class 10 
building) which:
(e) is either below ground 

level or of non-
flammable construction;

(f) has a take off connection 
at a level that allows the 
following dedicated, 
static water supply to be 
left available for access 
by fire fighters:

(i) 10,000l for 
residential buildings

Note – A minimum of 7,500l 
is required in a tank and the 
extra 2,500l may be in the 
form of accessible swimming 
pools or dams.

45,000l for industrial 
buildings; and

20,000l for other 
buildings;

includes shielding of tanks 
and pumps in 
accordance with the 

It is proposed to provide sufficient water 
storage to comply with this Acceptable 
Outcome.  However, water supply is to be 
provided via above ground plastic tank/s as 
with 99% of the of properties not on a 
reticulated water supply.
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relevant standards; 
includes a hardstand area 

allowing medium rigid 
vehicle (15 tonne fire 
appliance) access within 
6m of the tank; 

is provided with fire brigade 
tank fittings – 50mm ball 
valve and male camlock 
coupling and, if 
underground, an access 
hole of 200mm 
(minimum) to 
accommodate suction 
lines; and

is clearly identified by 
directional signage 
provided at the street 
frontage.

The tank/s will have top access for a suction 
line. 

PO14
Landscaping does not 
increase the potential 
bushfire risk.

AO14
Landscaping uses species 
that are less likely to 
exacerbate a bushfire event, 
and does not increase fuel 
loads within separation 
areas.

Noted.

PO15
The risk of bushfire and 
the need to mitigate that 
risk is balanced against 
other factors (such as but 
not limited to, 
biodiversity or scenic 
amenity).

AO15
Bushfire risk mitigation 
treatments do not have a
significant impact on the 
natural environment or
landscape character of the 
locality where this has
value.

Noted.

Landscape Values Overlay Code

Landscape Values (Medium) Overlay

Performance Outcomes Acceptable Outcomes Comment
PO2
Development within 
Medium landscape value
areas identified on the 
Landscape values overlay
maps contained in 
Schedule 2:
(a) avoids detrimental 
impacts on the landscape
values of forested 
skylines, visible hillslopes,
ridgelines, the coastal 

AO2.1
Buildings and structures are 
not more than 8.5
metres and two storeys in 
height.
Note - Height is inclusive of 
the roof height.
AO2.2
Development is screened 
from view from roads or
other public places by an 
existing natural

Proposal complies.

The land between the road and proposed 
shed has existing vegetation which will 
provide screening.
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foreshore or the
shoreline of other water 
bodies through the
loss of vegetation;
(b) is effectively screened 
from view from a road,
lookout or other public 
place by an existing
natural landform or 
native vegetation, or will
be effectively screened 
by native vegetation
within 5 years of 
construction;
(c) retains existing 
vegetation and 
incorporates
new landscaping to 
enhance existing
vegetation and visually 
soften built form
elements;
(d) incorporates 
development of a scale, 
design,
height, position on site, 
construction materials
and external finishes that 
are compatible with
the landscape values of 
the locality;
(e) avoids detrimental 
impacts on landscape
values and excessive 
changes to the natural
landform as a result of 
the location, position
on site, scale, design and 
alignment of
earthworks, roads, 
driveways, retaining 
walls
and other on-ground or 
in-ground
infrastructure;
(f) avoids detrimental 
impacts on landscape
values and views as a 
result of the location,
position on site, scale, 
design and alignment
of telecommunications 

landform or an existing 
native vegetation buffer.
AO2.3
Where development on land 
steeper than 1 in 6
(16.6%) cannot be avoided:
(a) development follows the 
natural; contours of
the site;
(b) buildings are split level or 
suspended floor
construction, or a 
combination of the two;
(c) lightweight materials are 
used to areas with
suspended floors.
Note - Examples of suitable 
lightweight materials include
timber or fibre cement 
boards or sheeting for walls 
and factory
treated metal sheeting for 
walls and roofs.
AO2.4
The external features, walls 
and roofs of buildings
and structures have a 
subdued and non-reflective
palette.
Note - Examples of suitable 
colours include shades of 
green,
olive green, blue green, grey 
green, green blue, indigo, 
brown,
blue grey, and green yellow.
AO2.5
No clearing of native 
vegetation occurs on land
with a slope greater than 1 
in 6 (16.6%).
AO2.6
Advertising devices do not 
occur.

The land is level therefore NA.

The shed will have compliant external 
finishes.

The land is level and clear of vegetation 
therefore NA.

NA
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facilities, electricity
towers, poles and lines 
and other tall
infrastructure;
(g) extractive industry 
operations are avoided, 
or
where they cannot be 
avoided, are screened
from view.

Should you require any further information or wish to discuss the application, please contact me on 
4098 5150 or by email adminpd@gmacert.com.au

Kind Regards,

Jeff Evans
GMA Certification Group







Lot 7 RP907340

Proposed shed 15m from road boundary




