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Proposed Character Images - Kids Pool
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0 Feature stone paving to entry

e Feature palms
(with uplighting)

Dense shrubs and small trees
screening fence

Stone faced entry feature to back of
water feature (with uplighting)

Palms on banding%over low colourful
groundcovers (with uplighting)

Low bubblers (500mm high) with
uplighting

Feature fountain (1.5-2m high) with

uplighting

Feature banding
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LEGEND

Pool bar with steps down

Access path

Sun lounges

Palms in understorey planting
Cabanas/ day beds

Sand

Shade structure with outdoor dining
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LEGEND
Existing vegetation to be retained

Waterfall/ rock feature with pockets
of planting

Kids pool

Feature slide

Pop-jet plaza continuing into pool
Water play elements

Stairs up to slide

Shade sail

Planted arbour structure with
tropical vine species

Shade structures/ cabanas

Dense lush vegetation
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Detailed Concept Plan - Kids Pool/ Waterfall
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Proposed Plant Palette - Groundcovers & Climbers



species

CODE SPECIES COMMON NAME
Street Trees

ATR fit ATRACTOCARPUS fitzalanii Brown Gardenia
CUPana  CUPANIOPSIS anacardioides Tuckeroo

BAR cal BARRINGTONIA calyprata Mango Pine
CALino CALLOPHYLLUM inophyllum Beach Callophyllum
CAS equ CASUARINA equisetifolia Beach She Oak
DEP tet DEPLANCHEA tetraphylla Gold Bouquet Tree
DIL ala DILLENIA alata Red Beach

FIC ben FICUS benjamina Weeping Fig

HYM fla HYMENOSPORUM flavum Native Frangipani
MAN len MANILTOA lenticellata Cascading Bean
MELdea  MELALEUCA dealbata Red Tea Tree

MEL leu MELALEUCA leucadendra Tea Tree

NAU ori NAUCLEA orientalis Leichardt Tree

PEL pte PELTOPHORUM pterocarpum Yellow Poinciana
PLU obt PLUMERIA obtusa Evergreen Frangipani
PTE ind PTEROCARPUS indicus indian Padauk

STE sin STENOCARPUS sinuatus Wheel of Fire

SYZ lue SYZYGIUM luehmannii Cherry Satinash
XAN chr XANTHOSTEMON chrysanthus Golden Penda

Palms/ Ferns

ARC ale ARCHONTOPHOENIX alexandrae Alexandra Palm
BEC fen BECCARIOPHOENIX fenestralis Windowpane Palm
CYA coo CYATHEA cooperii Tree Fern

CYC tho CYCAS thourasii Madagascar Sago
HYO lad HYOPHORBE lagenicaulis Bottle Palm

LEP hop LEPIDOZAMIA hopei Zamia Palm

LIC ram LICUALA ramsayii Fan Palm

LIV mue LICVISTONA muelleri Dwarf Fan Palm
PAN bap  PANDANUS baptistii Gold Striped Screw Pine
PAN tec PANDANUS tectorius Screw Palm

PTY PTYCOSPERMA macarthurii Macarthur Palm

Indicative Plant Palette

CODE SPECIES COMMON NAME
Shrubs

ALO ama  ALOCASIA amazonica Elephant's Ear Plant
ALO bri ALOCASIA brisbenensis Cunjevoi Lily

ALP cae ALPINIA caerulea Native Ginger

ALP cae ALPINIA caerulea Red Back Native Ginger
ALP pur ALPINIA purpurea Red Ginger

HEL kaw  HELICONIA kawauchi

HEL psi HELICONIA psittocorum Parrot Heliconia

HEL ros HELICONIA rostrata Hanging Lobster Claw
MON del ~ MONSTERA deliciosa Swiss Cheese Plant

PHI bur PHILODENDRON 'burle markxii' Burle Marx Philodendron
PHI glo PHILODENDRON gloriosum Gloriosum

PHI xan PHILODENDRON xanadu Xanadu

PHI sel PHILODENDRON selloum Hope

PHY mul PHYLLANTHUS multiflorus Waterfall Plant

RHA exc RHAPIS excelsa Bamboo Palm

STE nic STRELITZIA nicolai Natal Wild Banana

ZIN gol ZINGIBER spectabile Golden Beehive Ginger
ZIN red ZINGIBER spectabile Red Beehive Ginger
ZAM fur ZAMIA furfuracea Cardboard Palm
Groundcovers

AGL var AGLAONEMA various Chinese Evergreen
BRO var BROMELIAD various Bromeliad

DAV fej DAVALLIA fejeensis Rabbit's Foot Fern

GEO ins GOEPPERTIA insignis Rattle Snake Plant

LIR mus LIRIOPE muscari Evergreen Giant

NEO gra NEOMARICA gracilis Walking Iris

HYM lit HYMENOCALLIS littoralis Spider lily

LOM lon LOMANDRA longifolia Spiny-headed Mat Rush
STR mac  STRONGYLODON macrobotrys Jade Vine

TEC hil TECOMANTHE hillii Fraser Island Creeper
THU mys  THUNBERGIA mysorensis Lady's Slipper Vine
ZAM zam ZAMIOCULCUS zamiifolia Zanzibar Gem
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1. EXECUTIVE SUMMARY

The Port Douglas Daintree Destination Tourism Plan 2025 recently identified a lack of 4 and 5 star
accommodation options as being a key constraint to the growth of tourism in the Shire. The plan
further highlights that COVID-era consumers have an acute awareness of all things health and
wellbeing and have come to expect experiences that respond in kind. The Davidson by GURNER™
represents a timely response to these issues from a collective of the best minds in design, delivery
and operation, who aim to be the world’s leading aspirational lifestyle and design brand, creating
world-class spaces where people can live their best lives.

Inspired by global cities and beautiful places, GURNER™ delivers intuitive design, unrivalled amenity
and curated communities. Every step is meticulously considered, from site acquisition to concept
and space design, and from construction to delivery. GURNER™ demonstrates superior attention to
detail and distinctive style, always efficient and timeless. From considered layouts to quality
materials, fixtures and finishes, GURNER™ properties exude warmth and elegance in equal measure
and create true comfort in enviable locations.

The application seeks approval for the following over land situated at 97, 107, 109-111 and
113 Davidson Street, described as Lots 1 and 2 on RP723702 and Lots 3 and 4 on RP909815 (the
site):

1. Development Permit for a Material Change of Use for “Resort Complex” (112 rooms,
restaurants and bars, and guest facilities);

2. Development Permit for a Material Change of Use for “Multiple dwellings” and “Short-term
Accommodation” (44 villas); and

3. Development Permit for Reconfiguring a Lot (4 Lots into 45 Community Title Lots + Common
Property).

The titles comprising the development site currently host backpacker accommodation (Dougie’s
Backpackers) and a caravan park (Pandanus Tourist Park) and under the Douglas Shire Planning
Scheme 2018 (V1) the site is located in the Tourist Accommodation Zone. The site has a combined
area of 2.59 ha and is located approximately 1.4km from Macrossan Street and approximately 4km
from the Captain Cook Highway on the western side of Port Douglas Road. The site was selected as it
was large enough to support the scale of development required for a premium tourism offering
whilst being highly visible from Port Douglas Road and conveniently located with respect to
Macrossan Street, the iconic Four Mile Beach and the Crystalbrook Superyacht Marina.

In compiling this application package, Davidson Street Port Douglas Developments Pty Ltd (the
Applicant) engaged a specialist team of engineers, architects, and environmental scientists to
prepare the following plans and reports:

e Architectural and Landscaping Plans (Hunt Design / AS Design — Attachment 3)
e Engineering Assessment Report (Applin Consulting — Attachment 5)

e Traffic Impact Assessment (GHD — Attachment 6)

e Geotechnical Report (GEO Design — Attachment 7)

e Flood Study (JBP Engineers and Scientists - Attachment 8)

e Hydraulic Design Report (H20 Consultants — Attachment 9)

e Electrical Report (Hopkins Consulting Engineers — Attachment 10)



Whilst some of the issues addressed by the reporting may be subject to further investigation and
detailed design at the operational works phase of the project, the application package substantially
demonstrates that the development can be efficiently serviced by the existing network of trunk
infrastructure without compromising Council’s desired standards of service and without impacting
upon local amenity or environmental values.

As the proposal is impact assessable and supported by relevant assessment benchmarks of the
Douglas Shire Planning Scheme 2018 (V1), Council is able to readily approve the proposal, subject to
reasonable and relevant conditions.

2. APPLICATION DETAILS

2.1 Application Summary

Table 1: Application Summary

Approval Sought 1. Development Permit for a Material Change of Use for
“Resort Complex” (112 rooms, restaurants and bars, and
guest facilities);

2. Development Permit for a Material Change of Use for
“Multiple dwellings” and “Short-term Accommodation”
(44 villas); and

3. Development Permit for Reconfiguring a Lot (4 Lots into
45 Community Title Lots + Common Property).

Applicant Davidson Street Port Douglas Developments Pty Ltd

Assessment Details

Assessment Manager Douglas Shire Council
Development Category Assessable development
Assessment level Impact assessable
Public Notification N/A

Relevant State Planning Instruments

Legislation Planning Act 2016 (Qld)
Planning Policy State Planning Policy (July 2017)
Relevant Local Planning Instruments

Planning Scheme Douglas Shire Planning Scheme 2018 (V1)

Local Plan Port Douglas/Craiglie (Port Douglas/Craiglie Local Plan Code)
Local Plan Precinct N/A

Zone Tourist Accommodation

Zone Precinct N/A

Overlays 8.2.1 - Acid sulfate soils overlay code

8.2.3 - Coastal environment overlay code

8.2.4 - Flood and storm tide hazard overlay code

8.2.6 - Landscape values overlay code

8.2.10 - Transport network overlay code

Development Codes 6.2.1.4 - Tourist accommodation zone code

7.2.4 — Port Douglas/Craiglie local plan code

9.3.3 - Centre activities code

9.3.13 - Multiple dwelling, short term accommodation code &
retirement facility code




9.4.1 - Access, parking and servicing code
9.4.3 - Environmental performance code
9.4.4 - Filling and excavation code

9.4.5 - Infrastructure works code

9.4.6 - Landscaping code

9.4.7 - Reconfiguration of a lot code
9.4.9 - Vegetation management code

Referral Triggers

1.

Planning Regulation 2017, Schedule 10, Part 9, Division 2,
Table 1 - Reconfiguring a lot subject to an easement or
near a substation site.

Planning Regulation 2017, Schedule 10, Part 9, Division 2,
Table 2 - Material change of use of premises near a
substation site or subject to an easement.

Planning Regulation 2017, Schedule 10, Part 9, Division 4,
Subdivision 1, Table 1 — Aspect of development stated in
schedule 20.

Planning Regulation 2017, Schedule 10, Part 9, Division 4,
Subdivision 2, Table 1 — Reconfiguring a lot near a State
transport corridor.

Planning Regulation 2017, Schedule 10, Part 9, Division 4,
Subdivision 2, Table 3 — Reconfiguring a lot near a State-
controlled road intersection.

Planning Regulation 2017, Schedule 10, Part 9, Division 4,
Subdivision 2, Table 4 — Material change of use of a
premises near a State transport corridor or that is a future
State transport corridor.

2.2 Supporting Documentation

Table 2: Supporting Documentation

Document Company Reference Issue Date
Planning Report KRDPS Gurner 2 August 2023
Architectural Hunt Design HD ARCH 2 13 September
Report REPORT_GURNER 2023

PD02
Engineering Applin Consulting | 23001 PORT - 16 August 2023
Assessment DOUGLAS BY
Report GURNER
Traffic Impact GHD 12601184 - 15 August 2023
Assessment
Geotechnical GEO Design 23003AA-D-R0O1 01 27 April 2023
Investigation
Hydraulic Report | JBP Scientists and | 202350094-JBAP- | - 24 April 2023
(Flood Study) Engineers 00-00-RP-C-0001-

S0-P01.03




Hydraulic Design | H20 Consultants | 23008 B 20 April 2023

Report

Electrical DA Hopkins J000144-ME-DA- | C 24 April 2023

Report Consulting RPT-DAVIDSON

Engineers
2.3 Plans of Development
Table 3: Plans of Development

Drawing Company Drawing No. Issue Date

Context Hunt Design DA2.1-DA2.4 01 13 September
2023

DA Plans Hunt Design DA3.1-3.11 01 13 September
2023

Elevations Hunt Design DA4.1-4.2 01 13 September
2023

DA Site Sections Hunt Design DA5.1 01 13 September
2023

Residences Hunt Design DA6.1-DA6.7 01 13 September
2023

Schedules Hunt Design DA7.1-DA7.3 01 13 September
2023

Landscape Plans AS Design 2220-SD-0 - 01 17 April 2023

2220-SD-26

Plans of Development are provided as Attachment 3.

3. SITE AND SURROUNDS

3.1 Site Description

Table 4: Site Description
Registered Landowners

Pandanus Port Douglas Pty Ltd ACN 656 796 342

97,107, 109-111 and 113 Davidson Street Port Douglas QLD
Lots 1 and 2 on RP723702
Lots 3 and 4 on RP909815
Lot 1 on RP723702 —9,131m?
Lot 2 on RP723702 — 8,650m?
2
2

Site Location
Real Property Description

Site Area

Lot 3 on RP909815 - 6,703m

Lot 4 on RP909815 - 1,470m

Total combined — 2.59 Ha

Lot 1 on RP723702 — 66m to Davidson Street, 66m to Railway
Service Lane.

Lot 2 on RP723702 — 67m to Davidson Street, 66m to Railway
Service Lane.

Lot 3 on RP909815 — 39m to Davidson Street, 63m to Crimmins
Street, 67m to Railway Service Lane.

Lot 4 on RP909815 — 52m to Crimmins Street, 30m to Davidson
Street.

Street Frontage (Approx.)




Tenure

Freehold

Easements/Encumbrances

Easement A on RP860992 — 18m? (Ergon pad-mounted
transformer)

Local Government Authority

Douglas Shire Council
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Figure 1b - Site Location (Source: Queensland Globe 2022)

3.2 Site Analysis

Table 5: Site Analysis

Current Uses Caravan Park / Tourist Accommodation (Backpackers)

Topography The site is relatively flat, sloping gradually from east to west at less
than 15% grade.

Waterways There are no waterways traversing the site.

Vegetation The site is clear of regulated native vegetation, only landscape
plantings are present.

Landslip The site is not subject to the Potential landslide hazard overlay
code.

EMR/CLR The site is not registered on either the EMR or CLR

Heritage Places The site is not on, or adjacent to, a local or State heritage place.




3.3 Site Photos
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Figure 2 — Davidson Street (Service Road) Crimmins Street intersection

Figure 3 — Shared cycle/pedestrian path between Davidson Street (Service Road) and Davidson Street
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Figure 5 —Crimmins Street — formed road
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3.4 Infrastructure and Services

Table 6: Infrastructure and Services

Access The site has frontage to Davidson Street (east), Crimmins Street
(south) and a Railway Service Lane (west). Davidson and

Crimmins Streets are sealed, Council-controlled, roads albeit that
Davidson Street falls within the boundaries of the State-controlled
corridor. Crimmins Street is only partially constructed for
approximately 60m from the Davidson Street intersection. The
Railway Service Lane is an unformed road and is not captured by
Council’s road hierarchy. A one-way ingress/egress driveway is
proposed to service the hotel’s reception porte cochere with
internal driveways facilitating access to the hotel carpark and
villas. The ingress crossover would be located approximately 65m
north of the Davidson Street-Crimmins Street intersection and the
egress crossover approximately 130m from the intersection. The
Crimmins Street seal is proposed to be extended by approximately
25m to facilitate a separate service vehicle access, to be located
approximately 85m east of the Davidson Street intersection. No
direct vehicle access is proposed from the Railway Service Lane,
nor would the proposed CTS lots have direct access to the external
road network. Please refer to the Traffic Impact Assessment
provided as Attachment 6 for further details.

Water Supply Council water supply infrastructure is available in the

Davidson Street road reserve, including 150dia and 450dia trunk




mains. Water supply will be achieved via a single connection point,
which will be appropriately sized by the hydraulic consultant at
the detailed design phase of the project. Please refer to the
Engineering Assessment Report and Hydraulic Design Report
provided as Attachment 5 and Attachment 9 for further details.
Wastewater Council sewerage infrastructure is available. A 150dia gravity main
is located within the boundaries of the site running on non-
standard alignment roughly parallel to the western site frontage.
It is proposed that the relevant section of gravity main be
abandoned and relocated to the adjacent road reserve as shown
by the civil designs provided. Sewerage infrastructure would
discharge to the existing manhole and pump station located
adjacent to the south-western corner of the site in the

Crimmins Street Road reserve. Please refer to the Engineering
Assessment Report and Hydraulic Design Report provided as
Attachment 5 and Attachment 9 for further details.

Stormwater The site currently discharges run-off to the western and southern
road reserves primarily via overland flow. Upright kerb and
channel extends for the full length of the Davidson Street frontage
and for the constructed section of Crimmins Street. A stormwater
pit is located where the constructed section of Crimmins Street
terminates which connects a table drain on the southern side of
the road before discharging to the drainage feature to the west. It
is proposed that the internal drainage system discharge to the pit
in Crimmins Street and that 3 additional piped outlets be installed
in the western road reserve, discharging directly to the mapped
drainage feature. All outlets are proposed to be fitted with Gross
Pollutant Traps. As the ultimate point of discharge does not
require post-development flows to be directed via the urban
stormwater network in a way that might result in worsening
impacts on downstream properties, on-site detention measures
are not proposed. Please refer to the Engineering Assessment
Report provided as Attachment 5 for further details.

Electricity Overhead electricity services are located in the Davidson and
Crimmins Street road reserves. Lot 4 on RP909815 contains an
Ergon pad-mounted transformer under easement (Easement A on
RP860992) accessible via Crimmins Street. Please refer to the
Electrical DA Report provided as Attachment 10 for further
details.

Telecommunications Telecommunications services are located in the Davidson Street
road reserve. Please refer to the Electrical DA Report provided as
Attachment 10 for further details.

4. DEVELOPMENT BACKGROUND

4.1 Site Context

The site has a combined area of 2.59 ha and is located approximately 1.4km from the Port Douglas
town centre and approximately 4km from the Captain Cook Highway on the western side of
Port Douglas Road. The site was selected due to it being large enough to support a scale of



development befitting a premium tourism offering whilst being highly visible from
Port Douglas Road and conveniently located with respect to Macrossan Street, the iconic Four Mile
Beach and the Crystalbrook Superyacht Marina.

Lots 1 and 2 on RP723702 are currently utilised as a backpackers (Dougie’s Backpackers) with
accommodation provided for up to 126 guests and 2 managers in bunkhouses and camp sites. Lots 3
and 4 on RP909815 currently host a caravan park (Pandanus Tourist Park) comprising 15 tourist
cabins, 103 camp sites (caravans and tents), a 3-bedroom dwelling and ancillary amenities/facilities.
In total, the caravan park has a capacity of 271 persons.

To north and south, the area is characterised by established permanent residential/tourist
accommodation uses comprising a mix of single detached and apartment-style accommodation. A
small number of Centre-zoned lots are located adjacent to the intersection of Davidson Street and
Port Street, which host food and drink outlets (Han Court and Bam Pow restaurants), a solicitor’s
office, a bottle-shop and a laundromat. To the east of Port Douglas Road, the site is located opposite
the Sheraton Grand Mirage Resort. To the west of the site is the Bally Hooley rail line, the

Port Douglas Sewerage Treatment Plant and Packers Creek.

4.2 Application Fee

In accordance with Council’s Schedule of Fees for the 2022/23 Financial Year and the Action Notice
issued by Council and dated 20 June 2023, the application fees have been calculated to be $88,963.00.

5. DEVELOPMENT PROPOSAL

5.1 General Description

The application seeks approval for the following:

1. Development Permit for a Material Change of Use for “Resort Complex” (112 rooms,
restaurants and bars, and guest facilities);

2. Development Permit for a Material Change of Use for “Multiple dwellings” and “Short-term
Accommodation” (44 villas); and

3. Development Permit for Reconfiguring a Lot (4 Lots into 45 Community Title Lots + Common
Property).

As detailed by the architectural package provided at Attachment 3, the development would
comprise the elements summarised by Table 7.

Table 7: Application Elements

Application Component Key Features

Component 1: e 6 aquarium suites across 2 levels
Development Permit for a Material Change of (approx. 83m? plus balcony)

Use for “Resort Complex” (112 rooms, e 30 garden suites across 2 levels
restaurants and bars, and guest facilities) (approx. 40m? each plus balcony)

e 57 poolside suites across 3 levels
(approx. 45m? each plus balcony)

e 16 north suites across 2 levels (approx.
35m? each plus balcony)




Application Component

Key Features

2 luxury poolside suites (approx. 67m?
each plus balcony)

1 swimout suite (approx. 40m? plus
balcony)

Administration, reception and office
areas

Café, Kitchens, and Restaurants
(592m?)

Kids Club

Pool deck and pool areas

Childrens’ play area

Wellness facilities

Guest/Staff amenities

Garden and terrace areas

Basement level car parking for 99
standard vehicles

Back of house delivery dock

Component 2:

Development Permit for a Material Change of
Use for “Multiple dwellings” and “Short-term
Accommodation” (44 villas)

Forty-four (44) Villas comprising 7 Villa
Types

Four (4) Type 0 Villas (251m?)

Ten (10) Type 1 Villas (152m?)

Six (6) Type 2 Villas (158m?)

Eleven (11) Type 3 Villas (94m?)

Six (6) Type 4 Villas (170m?)

Seven (7) Type 5 Villas (111m?)

One (1) Type 6 Villa (201m?)

Type 0 and Type 4 Villas comprise 4
bedrooms, all other Villa Types
comprise 3 bedrooms

Type 3 Villas include single-car garages
(with the capacity for tandem parking,
all other Villa Types include double car
garages

Sealed internal roads

Piped internal drainage system
Internal landscaping throughout
Frontage landscaping and boundary
fencing

Component 3:

Development Permit for Reconfiguring a Lot (4
Lots into 45 Community Title Lots + Common
Property).

Layered Community Title Scheme
whereby the central accommodation
and ancillary facilities will be under a
dedicated Body Corporate and the villa
allotments will be managed under a
separate Body Corporate

Forty-four (44) Villa CTS lots ranging in
area from 155m? to 608m?

7,332m? central Resort Complex CTS lot
Common property




5.2 Proposal Details

The key details of the proposal are summarised by Table 8.

Table 8: Proposal Details

Building Height

MCU Component 1 — Resort Complex: 13m

MCU Component 2 — Multiple dwellings/Short-term
Accommodation: 6.3-6.77m

Gross Floor Area

MCU Component 1 — Resort Complex: 17,760m?

MCU Component 2 — Multiple dwellings/Short-term
Accommodation: 6,504m?

Total Site Cover

40.53% (Excluding pools)

Car parking

MCU Component 1 — Resort Complex: 99 standard car spaces, 14
motorbike spaces and 30 bicycle spaces

MCU Component 2 — Multiple dwellings/Short-term
Accommodation: 88 standard car spaces (combined total)

Landscaping

The site will be landscaped in generally as indicated by the package
provided as Attachment 3. Over 35% of the site consists of garden
areas, parkland, or water bodies which form part of the hard
landscaping.

Setbacks

A detailed setback plan is provided at Attachment 3. The setbacks are
as follows:

e Davidson Street Frontage — 6m —23.6m
e  Crimmins Street Frontage —4m—4.5m
e RearBoundary—3.3m—-6.8m

e Side boundary—1m—-3.8m.

Access Locations

A one-way ingress/egress driveway is proposed to service the hotel’s
reception porte cochere with internal driveways facilitating access
to the hotel carpark and villas therefrom. The ingress crossover
would be located approximately 65m north of the Davidson Street-
Crimmins Street intersection and the egress crossover
approximately 130m from the intersection. The Crimmins Street seal
is proposed to be extended by approximately 25m to facilitate a
separate service vehicle access, to be located approximately 85m
east of the Davidson Street intersection. No direct vehicle access is
proposed from the Railway Service Lane, nor would the proposed
CTS lots have direct access to the external road network.

Infrastructure

The site is able to be connected to all critical infrastructure services
including water, sewerage, telecommunications, electricity, and
stormwater. All stormwater will be directed to a lawful point of
discharge. There are no known infrastructure capacity constraints.
Please refer to the Engineering Assessment Report provided as
Attachment 5 for further details.

5.3 Summary of Supporting Documentation




Table 9: Summary of Supporting Documentation

Supporting Document

Summary

Architectural and
Landscaping Plans (Hunt
Design / AS Design —
Attachment 3)

The architectural and landscaping themes underpinning the project
reflect the town’s transition more broadly from what began with
more ridged interpretations of Queensland’s Tropical vernacular to
one befitting of contemporary high-end trends manifesting
internationally. That said, it is no less critical that this approach be
responsive to regional climatic and environmental factors. In
essence, the primary design considerations can be summarised as:

e Shelter: protection from the sun and rain.

e Comfort: capture breezes, minimise re-radiated heat, low
thermal conductivity building fabric.

e Lifestyle: alfresco living, access to activities, seamless
interior and exterior spaces.

e Tropical Landscape: rich tropical landscaping dominating
the open spaces and reflecting the nearby natural
environment.

e Materials Palette: derived from local materials where
possible.

A conscious decision of the designers was to have simple forms,
fine lines in elevation, high visual permeability and simple roof
forms that fade into the background such that the facades are
highly articulated and expressive of the material choices and
finishes. This approach also factors in the framing and screening
effect of the landscaped elements. The result is a development
that, when viewed from any vantage point, will sit comfortably
within its surrounds and positively contribute towards the
streetscape.

Holistically, the built forms, set within their surrounding
landscaped gardens, will continue the legacy of Port Douglas as a
place that celebrates the tropical environment and lifestyle.

Engineering Assessment
Report (Applin Consulting —
Attachment 5)

Principally, the Engineering Assessment Report concludes that:

e The perimeter retaining wall will generally have a height of
less than 1.5m where visible to the general public
(i.e. northern, eastern and southern boundaries).

e Retaining walls exceeding 1m in height will be RPEQ
certified.

e Erosion and sediment control can easily be managed at the
operations works phase of the project, given that the site is
relatively flat and there are no external flow paths through
it.

e The development will have a negligible impact on the
external traffic catchment and internal vehicle swept paths
are acceptable as per the findings of the Traffic Impact
Assessment.




Supporting Document

Summary

e Despite an increase in post-development stormwater
discharge from the site, on-site detention measures are not
warranted given that the site is directly adjacent to a tidal
area.

e Stormwater discharge outlets will be fitted with quality
control devices in compliance with the relevant
nutrient/pollutant reduction standards.

e The proposed realigned sewer will be constructed at the
same depth and grades as the existing main so as not to
compromise the pre-development capacity of the
infrastructure.

e No upgrades to external sewerage infrastructure are
necessitated by the development.

e Water supply will be achieved via a single connection point,
which will be appropriately sized by the hydraulic
consultant at the detailed design phase of the project.

e Villa allotments proposed to be individually metered.

e No upgrades to external water supply infrastructure are
necessitated by the development.

Traffic Impact Assessment
(GHD - Attachment 6)

The Traffic Impact Assessment compares pre and post
development scenarios and concludes that the development will
have a negligible impact on the safety and efficiency of the State
and Council controlled road networks. Traffic patterns associated
with the proposed development are expected to be similar to the
existing situation as the current and proposed land uses do not
differ significantly in terms of their potential traffic generation.

Geotechnical Investigation
(GEO Design —
Attachment 7)

The Geotechnical Investigation report notes that bulk excavation
works outside the basement and pool areas are expected to be
minimal, with only about 20,000t of soil is to be excavated. No
alteration to the permanent water table is anticipated as a result of
the proposed works and while some test results indicated that the
upper sands and fills are slightly PASS (Potential Acid Sulphate
Soils), these were found to be below the guideline criteria for
action. The proposed placement of fill is not expected to result in
disturbance to the local groundwater regime, expunge additional
acid generating material or result in exposure of PASS materials
that would lead to the generation of associated acidic soils or
groundwaters. Any treatment of PASS will be in accordance with a
management plan, prepared in accordance with the Queensland
Acid Sulphate Soil Technical Manual: Soil Management Guidelines
and based on site testing as excavation works progress.

Flood Study (JBP Engineers
and Scientists —
Attachment 8)

The Flood Study investigates the proposed development’s
vulnerability to flooding and storm tide inundation and investigates
the impact the development might have on surrounding properties
by way of hydrological analysis, hydraulic modelling and storm tide
assessment. Maps of flood depth and water level were produced
for the undeveloped, developed and 2100 climate case. The flood
mapping showed that the proposed extent of the site was not




Supporting Document

Summary

impacted by flood waters for any of the modelled cases. Storm tide
maps also indicate that storm tide flooding would not reach the
site for the current and 2100 climate. An afflux map was created
that compared the existing and developed case. The afflux map
indicated no change, meaning that surrounding properties would
not be adversely impacted by the development.

Hydraulic Design Report
(H20 Consultants -
Attachment 9)

The Hydraulic Design Report considers sewerage, water, and
stormwater reticulation, fire services and swimming pools.
Essentially the report concludes that:

e The existing 150dia gravity-fed sewer main servicing the
site has sufficient capacity to accommodate the anticipated
loading of approximately 240 Equivalent Persons;

e Testing conducted on the 150dia and 450dia water mains
located in Davidson Street indicate that, due to a lack of
pressure, installation of a small pump station will be
necessary to achieve a potable supply and the
development will require on-site storage tanks and pumps
to support fire services; and

e Stormwater Detention Tanks will be utilized for Irrigation
Use and for topping-up the pool supply.

Electrical Report (Hopkins
Consulting Engineers —
Attachment 10)

The Electrical Report states that the likely increase in electrical load
will be readily accommodated by the local energy authority (Ergon
Energy) via their high voltage (22kV) reticulation system which runs
along the street frontage on Davidson Street. It is anticipated that a
total of 2No. 1000kVA transformers will be required to power the
site. There is already an existing transformer powering the caravan
site. This will become redundant due to its location being at the
northern end of the site. The proposed location for a new
substation for this site will be at the southern end of the site at the
end of Crimmins Street.

5.4 Infrastructure Charges

In accordance with Council’s Charges Resolution (No. 2 of 2021), it is anticipated that the
infrastructure charges levied against the development would be calculated as per Table 10.

Table 10: Infrastructure Charge Calculation

Application Component

IC Calculation

Component 1:

Resort Complex:

Development Permit for a Material Change of $6,393.33/room x 112 rooms = $716,052.96
Use for “Resort Complex” (112 rooms,
restaurants and bars, and guest facilities);




Application Component

IC Calculation

Component 2:

Development Permit for a Material Change of
Use for “Multiple dwellings” and “Short-term
Accommodation” (44 villas)

Multiple dwellings (Highest applicable rate):
$24,143.38 per 3 (or more) bedroom dwelling x
44 dwellings = $1,062,308.70

Component total = $1,062,308.70

Component 3:

Development Permit for Reconfiguring a Lot (4
Lots into 44 Community Title Lots + Common
Property).

$24,143.38 per additional lot excluding
common property (equivalent to charge per 3
(or more) bedroom dwelling) x 40 additional
lots = $965,735.20

Component total = $965,735.20

NB: Component 3 charges would only be payable if
the survey plan for the proposed reconfiguration is
registered before the commencement of the
corresponding MCU component. If this occurs, then
any subsequent MICU components would be credited
by an amount equal to the Ral infrastructure charge
paid at the time of survey plan endorsement.

Assumed Credits*

Lots 1 and 2 on RP723702 (Dougie’s
Backpackers) - Tourist accommodation for up
to 30 guests in bunkhouses plus approximately
40 camp sites.

Lots 3 and 4 on RP909815 (Pandanus Tourist
Park) — Four (4) apartment-style units, 4 tourist
cabins and 92 camping sites (RVs and tents).

Dougie’s Backpackers Credit:

Short-term Accommodation: Most
accommodation rooms/sites at Dougie’s are
twin-share and therefore if, on average, 1
bedroom/site = 2 people, then it is reasonable
to apply an assumed credit of $3,196.65/person
(i.e. 50% of the AICR rate for 1 bedroom) or
$409,171.20 for 128 persons.

+

Food and Drink Outlet / Bar / Shop: Assumed
credits to be confirmed subject to investigation.
+

Pandanus Tourist Park Credit:

Tourist Park (Cabins): 15 x 1-bedroom cabins @
$6,393.33 each = $95,899.95

+

1 x 3-bedroom dwelling @ $24,143.38 =
$24,143.38

+

Tourist Park (Caravan or Tent sites):
$4,544.13/site x 103 sites = $468,045.39

+

Food and Drink Outlet / Shop: Credits to be
confirmed subject to investigation.

Minimum Assumed Credit = $997,259.92

Total Infrastructure Charge less Assumed
Credits and excluding Component 3 charges

$1,746,836.94 before Food and Drink Outlet /
Bar / Shop credits applied (TBC).

*Assumed credits are based on the nature and intensity of existing uses known to be occurring on the subject lots translated into a
current-day dollar figure using the AICR charge rates for the most comparable uses. This approach is offered as a simple and equitable
means of arriving at an agreed credit amount and it is not suggested that such monies were ever levied against the existing uses. Should
Council be of the view that there is a more appropriate method for determining the actual credits attributable to the development site,




officers are requested provide the details of their preferred methodology and any supporting information for the Applicants’
consideration.

6. LEGISLATIVE REQUIREMENTS

6.1 Planning Act 2016

6.1.1 Prohibited Development

The proposed development is not prohibited. This has been established by considering all relevant
instruments, which can provide prohibitions under the Planning Act 2016 (The Act), including:

= Schedule 10 of the Planning Regulation 2017; and
= Relevant categorising instruments.

6.1.2 Assessable Development

Section 44(3) of the Act identifies that Assessable Development is development for which a
Development Approval is required. As such, the development proposed by this application is made
assessable under the Douglas Shire Planning Scheme 2018 (V1) in accordance with Section 43(1) of
the Act.

6.1.3 Assessment Manager

The Assessment Manager for this development application is the Douglas Shire Council as determined
by Schedule 8 of the Planning Regulations 2017.

7. STATE PLANNING INSTRUMENTS

7.1 FNQ Regional Plan 2009-2031

The site is located within the Urban Footprint of the Far North Queensland Regional Plan 2009-2031.

The Minister has identified that the planning scheme appropriately advances the FNQRP 2009-2031,
as it applies in the Planning Scheme area. Compliance with the FNQRP is therefore demonstrated by
way of compliance with the Planning Scheme.

7.2 State Planning Policy 2017

The Douglas Shire Planning Scheme 2018 (V1) has been endorsed by the Minister as appropriately
reflecting the April 2016 version of the State Planning Policy (SPP). An assessment against the 2017
version of the SPP has been undertaken in the event that any amended elements are not
appropriately captured by the current Planning Scheme. The relevant assessment benchmarks of the
current SPP are assessed as being appropriately captured by the Planning Scheme.

7.3 Referrals and State Development Assessment Provisions (SDAP)

The application requires referral to the Department of Transport and Main Roads, care of the State
Assessment and Referral Agency (SARA), and Energy Queensland owing to the following referral
triggers:

e Planning Regulation 2017, Schedule 10, Part 9, Division 2, Table 1 - Reconfiguring a lot
subject to an easement or near a substation site.



e Planning Regulation 2017, Schedule 10, Part 9, Division 2, Table 2 - Material change of use of
premises near a substation site or subject to an easement.

e Planning Regulation 2017, Schedule 10, Part 9, Division 4, Subdivision 1, Table 1 — Aspect of
development stated in schedule 20.

e Planning Regulation 2017, Schedule 10, Part 9, Division 4, Subdivision 2, Table 1 —
Reconfiguring a lot near a State transport corridor.

e Planning Regulation 2017, Schedule 10, Part 9, Division 4, Subdivision 2, Table 3 —
Reconfiguring a lot near a State-controlled road intersection.

e Planning Regulation 2017, Schedule 10, Part 9, Division 4, Subdivision 2, Table 4 — Material
change of use of a premises near a State transport corridor or that is a future State transport
corridor.

An assessment of the application against the relevant SDAP code is provided as Attachment 12.
8. PLANNING SCHEME

8.1 Douglas Shire Planning Scheme 2018 (Version 1)

8.1.1 Definitions

In accordance with Schedule 1 of the Planning Scheme and Schedule 24 of the Planning Regulation
2017, the following land use definitions are relevant to the proposal:

“Resort Complex —
means the use of premises for—
(a) tourist and visitor accommodation that includes integrated leisure facilities; or

Examples of integrated leisure facilities— bars, meeting and function facilities, restaurants, sporting
and fitness facilities

(b) staff accommodation that is ancillary to the use in paragraph (a); or

(c) transport facilities for the premises, including, for example, a ferry terminal or air service.”
“Short-term Accommodation —

(a) means the use of premises for—

(i) providing accommodation of less than 3 consecutive months to tourists or
travellers; or

(ii) a manager’s residence, office, or recreation facilities for the exclusive use of
guests, if the use is ancillary to the use in subparagraph (i); but

(b) does not include a hotel, nature-based tourism, resort complex or tourist park.”

“Multiple Dwelling - means a residential use of premises involving 3 or more dwellings,
whether attached or detached.”



8.1.2 Applicable Codes

A detailed assessment of the proposal has been conducted against the relevant codes and is
provided as Attachment 11. Based on that assessment, it is concluded that the development

substantially complies with the applicable assessment benchmarks. Table 11 provides a summary of

the key issues considered by the assessment.

Table 11: Code Compliance Summary

Applicable Code

Compliance comments

6.2.1.4 - Tourist accommodation zone code

PO1 — Reduced northern/western
setbacks would not detract from
amenity given the nature/design of
adjoining land uses.

PO2 — Combined site coverage for all
components not exceeding 50%.

PO3 - Building design complementary
to streetscape character.

PO4 — Extensive landscaping proposed
throughout the development and at each
property boundary comprising tropical
species.

PO6 - The proposed development has
been informed by extensive flood and
stormwater studies, geotechnical studies,
and hydrological design.

PO7 — Potential offsite impacts
addressed by design or are consistent
with the existing standard of amenity.
PO10-PO12 — The proposed CTS
reconfiguration does not achieve the
area, frontage or dimensions applied to
non-strata titled lots. It would not,
however, be reasonable to apply the
same requirements in the context of a
Standard Format Plan and it is evident
that Council has not taken such a
position in similar circumstances. The
proposed CTS lots comply with the
Purpose and Overall Outcomes of the
code.

Acceptable Outcomes otherwise
satisfied.

7.2.4 — Port Douglas/Craiglie local plan code

PO2 - The proposed landscaping plan
provided at Attachment 3 and
landscaping architectural features
contribute to the character and quality
of the local plan area.

PO4 — the proposed landscaping would
enhance the tropical character of

Port Douglas.




Applicable Code

Compliance comments

PO5 — While Davidson Street falls
within the boundaries of the State-
controlled road corridor, it is a Council-
controlled road. The Traffic Impact
Assessment provided as Attachment 6
concludes that the development would
have a negligible impact on the
function of the State and Council
controlled road networks.

Acceptable Outcomes otherwise
satisfied or benchmarks not applicable.

8.2.1 - Acid sulfate soils overlay code

All Performance Outcomes satisfied as
per the findings and recommendations
contained in the Geotechnical
Investigation provided as Attachment 7
or by way of conditions.

8.2.3 - Coastal environment overlay code

PO2 - The setbacks are consistent with
similar developments fronting Davidson
Street.

PO3 — Development consistent with
surrounding developments in the
Erosion Prone Area.

PO13 - There are no specific views or
vistas impacted by the proposed
development.

PO14 —The proposal is for brownfield,
infill development.

Acceptable Outcomes otherwise
satisfied or benchmarks not applicable.

8.2.4 - Flood and storm tide hazard overlay
code

PO1, PO3 and PO4 - Performance
Outcomes satisfied as per the findings
and recommendations contained in the
Flood Study provided as Attachment 8
or by way of conditions.

Acceptable Outcomes otherwise
satisfied or benchmarks not applicable.

8.2.6 — Landscape values overlay code

PO3 — The proposed development will
deliver a superior result in terms of
scenic amenity when compared to the
current site aesthetic by way of
expertly designed, dense tropical
landscaping, particularly to the
Davidson Street frontage.

Acceptable Outcomes otherwise
satisfied or benchmarks not applicable.

8.2.10 - Transport network overlay code

PO3 - Development incorporates a built
form responsive to potential traffic
impacts consistent with similar
developments on Davidson Street.




Applicable Code

Compliance comments

PO4 — The Traffic Impact Assessment
provided as Attachment 6 concludes
that the development would have a
negligible impact on the function of the
State and Council controlled road
networks.

POS5 - Extensive landscaping proposed
to enhance the visual aesthetic of the
site and screen development from
potential road impacts.

Acceptable Outcomes otherwise
satisfied or benchmarks not applicable.

9.3.3 — Centre activities code

PO3 & PO4 — The proposed centre
activities are part of the Resort
Complex and an anticipated use within
the zone.

PO5-P0O9 — The proposed ancillary
centre activities will be contained
within the central accommodation
building.

Acceptable Outcomes otherwise
satisfied or benchmarks not applicable.

9.3.13 - Multiple dwelling, short term
accommodation code & retirement facility
code

PO3 - The development has been
designed to reflect the form and
character of the Tourist Accommodation
Zone on Davidson Street. The superior
architectural design set amidst lush
tropical landscaping improves the
immediate streetscape of the site.

PO4 - Reduced northern/western
setbacks would not detract from
amenity given the nature/design of
adjoining land uses.

PO5 - The built form provides for a high
degree of articulation and would
complement the established character
and amenity or the area.

PO8 — The designers (Hunt Design) have
been instrumental in developing the
tropical design elements that define
Port Douglas today.

PO9 - Screening will be used where
required as part of a built form solution
to prevent overlooking.

PO12 - Over 35% of the site consists of
garden areas, parkland, or water bodies.
Extensive landscaping is proposed
throughout the development and at each
property boundary.




Applicable Code

Compliance comments

PO13 - Each Villa has extensive private
recreational space consisting of roof
terraces, balconies, and courtyards and
each Hotel room has a balcony of 13m2—
15m?,

Acceptable Outcomes otherwise
satisfied or benchmarks not applicable.

9.4.1 - Access, parking and servicing code

PO1 — Overall the development would
achieve compliance with AO1.1, albeit
after allowances for cross-utilisation and
non-private modes of transport are
considered.

PO3 - The proposed development
would improve the existing access
situation by consolidating access at a
central ingress/egress location on
Davidson Street.

PO7 — Secure and convenient parking for
30 bicycles proposed.

PO10 - Separate ingress/egress
driveways would allow for sufficient
queuing and efficient site circulation.

Acceptable Outcomes otherwise
satisfied, not applicable or can be
conditioned.

9.4.3 - Environmental performance code

All applicable Acceptable Outcomes
satisfied.

9.4.4 - Filling and excavation code

PO1 & PO2 - Filling and excavation will
be carried out in such a manner that
the visual/scenic amenity of the area
and the privacy and stability of
adjoining properties are not
compromised. This code will be
addressed in detail at the Operational
Works stage of the development.

Acceptable Outcomes otherwise
satisfied, not applicable or can be
conditioned.

9.4.5 - Infrastructure works code

PO12 — A minor upgrade to

Crimmins Street is proposed to provide
a 3.5m wide commercial crossover and a
3.5 wide service road with a passing bay.
PO17 — Telecommunications addressed
by the Electrical Report provided as
Attachment 10.

PO18 — Trade waste to be addressed by
way conditions.




Applicable Code

Compliance comments

PO19 & PO20 — Fire services addressed
by the Hydraulic Design Report
provided as Attachment 9.

Acceptable Outcomes otherwise
satisfied, not applicable or can be
conditioned.

9.4.6 — Landscaping code

PO1 — The proposed development will
deliver a superior result in terms of
scenic amenity when compared to the
existing development aesthetic by way
of expertly designed, dense tropical
landscaping, particularly to the
Davidson Street frontage.

PO3 —The proposed landscaping would
ensure that the development is
consistent with the landscape character
of the area. Details of vegetation removal
and detailed Landscaping Plans are
provided at Attachment 3.

POS5 - Internal roadways and parking
areas will be landscaped in accordance
with the Landscaping Plans provided as
Attachment 3.

PO7 - Where podium planting is
proposed it has been designed for ease
of maintenance and proper drainage.

PO9 — The proposed landscaping
reflects CPTED principles.

PO10 — The landscaping design would
not require the removal or relocation
of services and would not inhibit access
to services.

Acceptable Outcomes otherwise
satisfied.

9.4.7 - Reconfiguring a lot code

PO1 - The proposed CTS
reconfiguration does not achieve the
area, frontage or dimensions identified
by the relevant zone code as are
applicable to non-strata titled lots. It
would not, however, be reasonable to
apply the same requirements in the
context of a Standard Format Plan and
it is evident that Council has not taken
such a position in similar
circumstances. The proposed CTS lots
comply with the Purpose and Overall
Outcomes of the code.




Applicable Code Compliance comments

e P02 -The proposed CTS lots are generally
rectangular in shape and contain
functional areas for the intended land use
of the zone as is demonstrated by the
MCU component of this development.

e P03 -The proposed common property
has direct access to Davidson Street.

e P04 - The proposed development
responds directly to the local context and
natural site features as is demonstrated
by way of compliance with the balance of
the applicable codes.

e PO15 - The proposed internal cycle and
pedestrian connections would not
compromise connectivity with
established open space networks.

e Acceptable Outcomes otherwise
satisfied, not applicable or can be
conditioned.

9.4.9 — Vegetation management code e PO1-The removal of mature non-

regulated landscaping species from the
site would not impact upon habitat
values or slope stability and the
vegetation is not of cultural, historical
or visual significance.

e Acceptable Outcomes otherwise
satisfied or benchmarks not applicable.

8.1.4 Strategic Framework

The Strategic Framework sets the policy direction for the planning scheme and forms the basis for
ensuring appropriate development occurs within the Shire for the life of the planning scheme.

The proposed development is Impact assessable and an assessment against the Strategic Framework
has been undertaken. Table 12 below includes an assessment against each of these the Six Themes.

Table 12: Strategic Framework Compliance Assessment
Strategic Framework Compliance comments

3.4 Theme 1: Settlement Pattern
3.4.1 Strategic Outcomes Complies.

The proposed development is appropriately located within the
existing Port Douglas settlement area which provides for a mix of
permanent residential and tourist accommodation land uses.

3.4.2 Element — Urban Complies.
Settlement




Strategic Framework

Compliance comments

As noted above, the proposed development is appropriately
located within the Port Douglas Urban Community. Port Douglas
has a distinctive tourism focus given the accommodation offerings
and close proximity to tourist attractions (Great Barrier Reef).

The settlement pattern supports medium density development in
and around the Port Douglas town centre and also within nearby
tourist areas to the to the south of the town centre.

The proposed development enhances Port Douglas identity as a
tourist destination and reinforces the desired settlement pattern.

3.4.2.1 Specific Outcomes

Complies.

According to the Strategic Framework Maps, the subject site is
appropriately located within the Urban Area. The proposed
development is sympathetic to it surrounds and does not rely on
complex, visually intrusive engineering solutions to overcome site
constraints.

The proposed development offers a sensible and considered blend
of permanent residential and tourist accommodation
opportunities.

3.4.3 Element - Activity
Centres

No notable non-compliance issues.
The subject site is not located within an Activity Centre.

No further assessment against the corresponding Specific
Outcomes is provided.

3.4.4 Element — Industrial
Areas

No notable non-compliance issues.
The subject site is not located within an Industrial Area.

No further assessment against the corresponding Specific
Outcomes is provided.

3.4.5 Element — Residential
Areas and Activities

Complies.

The subject site displays appropriate characteristics for
development. The land is not constrained by ecological values and
infrastructure features.

The proposal includes a mix of lot sizes in a form which facilitates
private ownership and low maintenance.

3.4.5.1 Specific Outcomes

Complies.




Strategic Framework

Compliance comments

This is a coordinated development which provides for permanent
residential and tourist accommodation opportunities. The
proposal includes a mix of lot sizes in a form which facilitates
private ownership and low maintenance.

The proposed development incorporates appropriate tropical
design elements, including:

Shelter: protection from the sun and rain.

Comfort: capture breezes, minimise re-radiated heat, low
thermal conductivity building fabric.

Lifestyle: alfresco living, access to activities, seamless
interior and exterior spaces.

Tropical Landscape: rich tropical landscaping dominating
the open spaces and reflecting the nearby natural
environment.

Materials Palette: derived from local materials where
possible.

3.4.6 Element — Rural
Residential Areas

No notable non-compliance issues.
The subject site is not located within an Rural Residential Area.

No further assessment against the corresponding Specific
Outcomes is provided.

3.4.7 Element — Mitigation
of Hazards

Complies.

The proposed development is appropriately located and designed
in terms of hazard mitigation. Supporting technical documentation
is provided and demonstrates compliance.

3.4.7.1 Specific Outcomes

No notable non-compliance issues.

3.4.8 Recognition of Rights
and Interests of Native Title
Land Holders

No notable non-compliance issues.

No further assessment against the corresponding Specific
Outcomes is provided.

3.5 Theme 2 — Environmental

and Landscape Values

3.5.1 Strategic Outcomes

Complies.

The site is not mapped as containing any protected vegetation or
natural areas. All vegetation on site has been established as a
result of previous landscaping schemes associated with the
existing use.

The vegetation to be removed is plotted on the Development
Plans provided at Attachment 3. Whilst there are some reasonably




Strategic Framework

Compliance comments

large trees to be removed, most trees are palms and mangoes and
other landscaped species.

Given the extent of development already occurring on site,
additional vegetation damage will not result in fragmentation of
habitats or any impact on Shire’s biodiversity and ecological
values.

There is no known vegetation of historical, cultural and / or visual
significance on site. Additionally, vegetation is not required to be
retained for erosion prevention and slope stabilisation.

Finally, it is considered that the character and amenity of the local
area will be improved as a result of the proposed landscaping
associated with the development and further detailed within
Attachment 3.

3.5.2 Element — Aboriginal
Cultural Heritage Values

No notable non-compliance issues.

No further assessment against the corresponding Specific
Outcomes is provided.

3.5.3 Element — Biodiversity

Complies.
Refer to the above comments under 3.5.1 Strategic Outcomes.

No further assessment against the corresponding Specific
Outcomes is provided.

3.5.4 Element — Coastal
Zones

Complies.

Refer to comments below under 3.5.4.1 Specific Outcomes.

3.5.4.1 — Specific Outcome

Complies.

The development will not impact on natural coastal processes.
This matter is addressed in further detail in s2.4 of the Flood Study
provided at Attachment 8.

All stormwater is directed to a lawful point of discharge and in
accordance with FNQROC’s Design Manual D5 Stormwater Quality
Management and the State Planning Policy, the proposed
drainage outlet locations will be provided with quality control
devices which have been modelled in MUSIC to ensure nutrient
reduction loading compliance.

3.5.5 Element — Scenic
Amenity

Complies.

Refer to comments below under 3.5.5.1 Specific Outcomes.
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Compliance comments

3.5.5.1 Specific Outcomes

Complies.

The subject site is within the scenic route buffer for the entry to
Port Douglas along Port Douglas Road/ Davidson Street.

The features of this scenic route are dense tropical landscaping
and appropriate height and setbacks for development.

The proposed development necessitates the removal of some
onsite vegetation for yield and constructability but it is replaced
by expertly designed, dense tropical landscaping particularly to
the Davidson Street frontage.

The buildings are finished in high quality natural materials which
integrate into the surrounding vegetation.

The scale, height and setback of the buildings is in keeping with
the Acceptable Outcomes of the relevant zone code.

The proposed development will deliver a superior result in terms
of scenic amenity when compared to that currently present.

The landscaping and visual aspect of the site is a critical feature of
the proposed Luxury Resort Complex and Short Term
Accommodation / Multiple Dwelling Villas.

3.5.6 Element — Air and
Acoustic Protection and
Hazardous Materials

Not relevant to the proposed development.

No further assessment against the corresponding Specific
Outcomes is provided.

3.6 Theme 3 — Natural Resource Management

3.6.1 Strategic Outcomes

Complies.

The proposed development appropriately recognises and protects
and manages possible impacts on natural resources.

3.6.2 Element — Land and
Catchment Management

Complies.

The development will not impact on natural coastal processes.
This matter is addressed in further detail in s2.4 of the Flood Study
provided at Attachment 8.

All stormwater is directed to a lawful point of discharge and in
accordance with FNQROC’s Design Manual D5 Stormwater Quality
Management and the State Planning Policy, the proposed
drainage outlet locations will be provided with quality control




Strategic Framework

Compliance comments

devices which have been modelled in MUSIC to ensure nutrient
reduction loading compliance.

The main PASS materials are the marine clay. Marine clay starts
generally between RL1.4 m to -2.7 and extends to about RL-2.8 m
to -6.4 m. PASS is identified in the Geotechnical Report provided
at Attachment 7 and has been considered during the development
of the civil plans.

No further assessment against the corresponding Specific
Outcomes is provided.

3.6.3 Element — Primary
Production, Forestry and
Fisheries

Not relevant to the proposed development.

No further assessment against the corresponding Specific
Outcomes is provided.

3.6.4 Element — Resources
Extraction

Not relevant to the proposed development.

No further assessment against the corresponding Specific
Outcomes is provided.

3.7 Theme 4 — Strong Communities

3.7.1 Strategic Outcome

Complies.

The Luxury Resort Complex and Short Term Accommodation /
Multiple Dwelling Villas have been designed by Hunt Design who
has been instrumental in developing the tropical design elements
that define Port Douglas today.

The proposed development has been appropriately designed and
is in keeping with the distinct character of Port Douglas and focus
as a key tourism destination.

The design appropriately integrates permanent residential living
and tourist accommodation opportunities.

The proposed development incorporates tropical design elements,
including:
e Shelter: protection from the sun and rain.
e Comfort: capture breezes, minimise re-radiated heat, low
thermal conductivity building fabric.
e Lifestyle: alfresco living, access to activities, seamless
interior and exterior spaces.
e Tropical Landscape: rich tropical landscaping dominating
the open spaces and reflecting the nearby natural
environment.
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Compliance comments

e Materials Palette: derived from local materials where
possible.

The buildings are finished in high quality natural materials which
integrate into the surrounding vegetation. The scale, height and
setback of the buildings is in keeping with the Acceptable
Outcomes of the relevant zone code.

The landscaping and visual aspect of the site is a critical feature of
the proposed Luxury Resort Complex and Short Term
Accommodation / Multiple Dwelling Villas.

3.7.2 Element — Social
Planning and Infrastructure

No notable non-compliance issues.

No further assessment against the corresponding Specific
Outcomes is provided.

3.7.3 Element — Active
Communities

Complies.

The development provides for onsite recreational activities.
Furthermore, the site is connected to external public recreational
spaces by the existing footpath and bike network. The site is
located close proximity to Four Mile Beach.

3.7.4 Element — Sense of
Place, Community and
Identity

Complies.

The Luxury Resort Complex and Short Term Accommodation /
Multiple Dwelling Villas have been designed by Hunt Design who
has been instrumental in developing the tropical design elements
that define Port Douglas today.

This is a luxury offering and certainly not characterised as an off-
the-shelf corporate designs that have little regard for the Shire’s
unique communities and sense of place.

3.7.5 Element — Housing
Choice and Affordability

Complies.

The proposal includes a mix of lot sizes in a form which facilitates
private ownership and low maintenance.

3.7.6 Element — Arts and
Culture

No notable non-compliance issues.

No further assessment against the corresponding Specific
Outcomes is provided.

3.7.7 Element — Cultural and
Landscape Heritage

No notable non-compliance issues.

No further assessment against the corresponding Specific
Outcomes is provided.
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Compliance comments

3.7.8 Element -
Strengthening Indigenous
Communities

No notable non-compliance issues.

No further assessment against the corresponding Specific
Outcomes is provided.

3.8 Theme 5 — Economy

3.8.1 Strategic Outcomes

Complies.

The Port Douglas Daintree Destination Tourism Plan 2025 recently
identified a lack of 4 and 5 star accommodation options as being a
key constraint to the growth of tourism in the Shire. The plan
further highlights that COVID-era consumers have an acute
awareness of all things health and wellbeing and have come to
expect experiences that respond in kind. The Davidson by
GURNER™ represents a timely response to these issues and aims
to be the world’s leading aspirational lifestyle and design brand,
creating world-class spaces where people can live their best lives.
The development is an appropriate scale given the site location
and context and retains focus on Port Douglas as a key tourist
destination.

Throughout construction and operation, various employment
opportunities will be generated.

3.8.2 Element — Economic
Growth and Diversification

Complies.

The proposed development enhances and reinforces Port Douglas
as a premium tourist destination. Furthermore, the development
will generate a number of construction and operational jobs
within the region.

3.8.3 Element — Tourism

Complies.

The proposed development enhances and reinforces Port Douglas
as a premium tourist destination.

3.8.4 Element — Primary
Production

Not relevant to the proposed development.

No further assessment against the corresponding Specific
Outcomes is provided.

3.8.5 Element — Innovation
and Technology

Not relevant to the proposed development.

No further assessment against the corresponding Specific
Outcomes is provided.

3.9 Theme 6 — Infrastructure and Transport




Strategic Framework

Compliance comments

3.9.1 Strategic Outcomes

Complies.

Technical documentation provided with the application
demonstrates the development is appropriately located and
supported by necessary existing and proposed infrastructure.

3.9.2 Element — Electricity

Complies.

The Electrical Report by Hopkins Consulting Engineers states that
the likely increase in electrical load will be readily accommodated
by the local energy authority (Ergon Energy) via their high voltage
(22kV) reticulation system which runs along the street frontage on
Davidson Street. It is anticipated that a total of 2No. 1000kVA
transformers will be required to power the site. There is already
an existing transformer powering the caravan site. This will
become redundant due to its location being at the northern end of
the site. The proposed location for a new substation for this site
will be at the southern end of the site at the end of Crimmins
Street.

3.9.3 Element — Water and
Waste Management

Complies.

Water and Waste Management - The Hydraulic Design Report
prepared by H20 Consultants concludes that:

e The existing 150dia gravity-fed sewer main servicing the
site has sufficient capacity to accommodate the
anticipated loading of approximately 240 Equivalent
Persons;

e Testing conducted on the 150dia and 450dia water mains
located in Davidson Street indicate that, due to a lack of
pressure, installation of a small pump station will be
necessary to achieve a potable supply and the
development will require on-site storage tanks and pumps
to support fire services; and

e Stormwater Detention Tanks will be utilized for Irrigation
Use and for topping-up the pool supply.

3.9.4 Element — Transport

Complies

The Traffic Impact Assessment prepared by GHD compares pre
and post development scenarios and concludes that the
development will have a negligible impact on the safety and
efficiency of the State and Council controlled road networks.
Traffic patterns associated with the proposed development are
expected to be similar to the existing situation as the current and
proposed land uses do not differ significantly in terms of their
potential traffic generation.

3.9.5 Element — Information
Technology

Not relevant to the proposed development.
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No further assessment against the corresponding Specific
Outcomes is provided.

9. CONCLUSION

In the fallout of the global pandemic, signs of recovery are beginning to emerge within Douglas
Shire’s battered visitor economy. The reopening of international borders in early 2022 saw a steady
increase in international visitor arrivals, while in the same period, the domestic market seized the
opportunity to discover all that the Tropical North has to offer, it being one of only ten Queensland
regions to break the record for overnight visitor spending. The outlook is therefore brighter than it
has been at any time in the past two years, and although a full recovery may seem distant, by 2025,
international visitation is forecast to have returned to pre-pandemic levels. With a reputation world-
over as a safe, attractive and welcoming destination, Port Douglas is well positioned to benefit from
the revival, nevertheless, the road to recovery will inevitably be built upon local operators’ ability to
offer ever-more memorable experiences.

Consistent with Priority No. 1 of Council’s Economic Development Strategy, it is against this
backdrop that the proposal before Council presents a unique opportunity for the Shire to expand on
its portfolio of offerings, with a high-end experience unlike by any seen before in the region. With its
emphasis on health and wellness, the Davidson by GURNER™ promises to deliver on, and exceed,
the expectations of the health-conscious traveller, and in doing so, bolster the appeal of Port
Douglas as a destination of choice long after the present-day volatilities have stabilised.

As this submission has demonstrated that the proposal satisfies the relevant assessment
benchmarks contained in the Douglas Shire Planning Scheme 2018 (V1), it is anticipated that the
officers’ recommendation would be favourable, albeit subject to the imposition of reasonable and
relevant conditions. That being the case, it is requested that draft conditions be provided for
discussion sufficiently in advance of the matter being decided.
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2018 Douglas Shire Council Planning Scheme Property Report

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

For more information and to determine if the mapping layers are applicable, refer to the 2018 Douglas Shire Council Planning Scheme. 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.qgld.gov.au.

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 a premise.

Property Information

Property Address Pandanus Caravan Pk
97 Davidson Street PORT DOUGLAS 9
Lot Plan 1RP723702 (Freehold - 9131m?)

D Selected Property @ Easements D Land Parcels

Douglas Shire Planning Scheme 2018 version 1.0

The table below provides a summary of the Zones and Overlays that apply to the selected property.

M Zoning Applicable Zone More Information
Tourist Accommodation » View Section 6.2.14 Tourist Accommodation Zone Code
» View Section 6.2.14 Tourist Accommodation Zone
Compliance table

« View Section 6.2.14 Tourist Accommodation Zone

Assessment table
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https://douglas.qld.gov.au/development/planning-services/land-searches/
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The table below provides a summary of the Zones and Overlays that apply to the selected property.
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M Local Plans

[ Acid Sulfate Soils

M Coastal Processes

M Flood Storm

(0 Landscape Values

m Transport Noise Corridors

(0 Transport Road Hierarcy,
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Applicable Precinct or Area
Port Douglas - Craiglie

Applicable Precinct or Area
Acid Sulfate Soils (< 5m AHD)

Applicable Precinct or Area
Erosion Prone Area

Applicable Precinct or Area
Medium Storm Tide Hazard

Scenic Buffer Area
Scenic route buffer
View corridor

Applicable Precinct or Area

Category 1: 58 dB(A) =< Noise Level < 63 dB(A)
Category 2: 63 dB(A) < Noise Level < 68 dB(A)

Applicable Precinct or Area
Access Road

More Information
« View Section 7.2.4 Port Douglas/Craiglie Local Plan Code

« View Section 7.2.4 Port Douglas/Craiglie Local Plan

Compliance table

More Information
« View Section 8.2.1 Acid Sulfate Soils Overlay Code

» View Section 8.2.1 Acid Sulfate Soils Overlay Compliance
table

More Information
» View Section 8.2.3 Coastal Environment Overlay Code

« View Section 8.2.3 Coastal Environment Overlay,
Compliance table

More Information

« View Section 8.2.4 Flood and Storm Tide Hazard Overlay
Code

» View Section 8.2.4 Flood and Storm Tide Hazard Overlay.
Compliance table

More Information
» View Section 8.2.6 Landscape Values Overlay Code

» View Section 8.2.6 Landscape Values Overlay

Compliance table

More Information
» View Section 8.2.10 Transport Network Overlay Code

» View Section 8.2.10 Transport Network Overlay
Compliance table

More Information
» View Section 8.2.10 Transport Network Overlay Code

Major Transport Corridor Buffer Area (State Controlled Road) . vjjew Section 8.2.10 Transport Network Overlay

Compliance table
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Applicable Zone More Information
Tourist Accommodation « View Section 6.2.14 Tourist Accommodation Zone Code
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« View Section 6.2.14 Tourist Accommodation Zone Compliance table

» View Section 6.2.14 Tourist Accommodation Zone Assessment table

D Selected Property D Land Parcels
Zoning
. Centre Community Facilities . Conservation . Environmental Management
. Industry Low Density Residential Low-medium Density Residential . Medium Density Residential
Recreation and Open Space Rural . Rural Residential Special Purpose
Tourism . Tourist Accommodation
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Local Plans

Applicable Precinct or Area More Information
Port Douglas - Craiglie « View Section 7.2.4 Port Douglas/Craiglie Local Plan Code

Produced: 19/09/2022

« View Section 7.2.4 Port Douglas/Craiglie Local Plan Compliance table

Transport Investigation Corridor Major Road Connections

D Selected Property D Land Parcels ¢— Transport Investigation Corridors —3 Major Road Connections
Major Road Connections (No Arrow) Daintree River to Bloomfield Creb Track and Quaid Road 60 metre contour
= Major Road Connections = « Daintree River to Bloomfield = « Creb Track —= 60 metre contour
Local Plan Boundary
r-_! Local Plan Boundary
Local Plan Sub Precincts

. 1a Town Centre D 1b Waterfront North D 1c¢ Waterfront South
D 1d Limited Development D 1e Community and Recreation . 1f Flagstaff Hill

Local Plan Precincts
Not Part of a Precinct . Precinct 1 . Precinct 2 D Precinct 3

D Precinct 4 D Precinct 5 D Precinct 6 . Precinct 7
. Precinct 8 . Precinct 9

Live Entertainment Precinct Indicative Future Open Space
D Live Entertainment Precinct Indicative Future Open Space Road Reserve Esplanade
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Acid Sulfate Soils

Applicable Precinct or Area More Information
Acid Sulfate Soils (< 5m AHD) » View Section 8.2.1 Acid Sulfate Soils Overlay Code

« View Section 8.2.1 Acid Sulfate Soils Overlay Compliance table

Acid Sulfate Soils
u Selected Property D Land Parcels Acid Sulfate Soils (< 5m AHD) . Acid Sulfate Soils (5-20m AHD) D all others
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Coastal Processes

Applicable Precinct or Area More Information

Erosion Prone Area » View Section 8.2.3 Coastal Environment Overlay Code

» View Section 8.2.3 Coastal Environment Overlay Compliance table

D Selected Property D Land Parcels Coastal Management District Erosion Prone Area
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Flood Storm

Applicable Precinct or Area More Information
Medium Storm Tide Hazard » View Section 8.2.4 Flood and Storm Tide Hazard Overlay Code

» View Section 8.2.4 Flood and Storm Tide Hazard Overlay Compliance table

D Selected Property D Land Parcels |||||| Medium Storm Tide Hazard

High Storm Tide Hazard

100 Year ARI - Mossman Port Douglas and Daintree Flood Studies Floodplain Assessment Overlay
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Douglas Shire Planning Scheme 2018 version 1.0
DOUG L H S 1RP723702
SHIRE COUNCIL
More Information
» View Section 8.2.6 Landscape Values Overlay Code
« View Section 8.2.6 Landscape Values Overlay Compliance table

Scenic Buffer Area

Scenic route buffer
V.

View corridor

_

_

.

Zy

LL %

% Scenic route buffer

. Scenic route

Scenic Buffer Area
% Gateway Lookout
|:| Land Parcels % View corridor |:| all others
Medium Landscape Value D all others

D Selected Property
High landscape values

Landscape Values
Coastal scenery
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Transport Noise Corridors

Applicable Precinct or Area More Information
Category 1: 58 dB(A) =< Noise Level < 63 dB(A) » View Section 8.2.10 Transport Network Overlay Code
Category 2: 63 dB(A) < Noise Level < 68 dB(A)

Produced: 19/09/2022

« View Section 8.2.10 Transport Network Overlay Compliance table

D Selected Property D Land Parcels

Transport Noise Corridors Mandatory Area

Category 0: Noise Level < 58 dB(A) Category 1: 58 dB(A) =< Noise Level < 63 . Category 2: 63 dB(A) < Noise Level < 68 dB(A)
dB(A)

Category 3: 68 dB(A) =< Noise Level <73 . Category 4: Noise Level >= 73 dB(A) D all others

dB(A)

Transport Noise Corridors Voluntary Area
7% Category 0: Noise Level < 58 dB(A) Category 1: 58 dB(A) =< Noise Level < 63

dB(A)

Category 2: 63 dB(A) < Noise Level < 68 dB(A)

Category 3: 68 dB(A) =< Noise Level <73 . Category 4: Noise Level >= 73 dB(A) D all others
dB(A)
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Transport Road Hierarcy

Applicable Precinct or Area More Information
Access Road » View Section 8.2.10 Transport Network Overlay Code
Major Transport Corridor Buffer Area (State Controlled Road) « View Section 8.2.10 Transport Network Overlay Compliance table

[ selected Property D Land Parcels

Road Hierarchy

Access Road = Arterial Road = Collector Road = Industrial Road
— Major Rural Road — Minor Rural Road — Sub Arterial Road — Unformed Road
— all others

Maijor Transport Corridor Buffer Area

Disclaimer

This report is not a substitute for a Planning and Development Certificate 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.
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DOUGLAS

SHIRE COUNCIL

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.qgld.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.

Wave overtopping Storm tide level

. (Imc wawes]

Wave ravup and
Wave transformiation overlopping,
———, Land characteristics,
Oifishore waves " Storm suige,

Astronomacal tide

t—_\

Storm tide level

(e waves) Coastal inundation

Shorm surge,
Astronomical tide
Wane
runup

Mearshore waves
ard sef-up

Figure 2-1: Drivers of coastal risk

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.
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Property Information

Property Address Pandanus Caravan Pk
97 Davidson Street PORT DOUGLAS 9
Lot Plan (-m?)

D Selected Property @ Easements D Property
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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

D Selected Property D Affected by the 1 % AEP Event for the year 2100
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JBPacific summary Information

StormTide Levels Overview

[ selected Property . 3to4 . 2t03 . 1t02 D 0.1to0 1 D 0to0
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DOUGLAS

SHIRE COUNCIL

Storm Tide Range Detailed

StormTide Levels Detailed
[ 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
2.938 (without freeboard).The Freeboard for the Study is 0.5m and is applied to determine Finished Floor Level for habitable rooms.

Finished Floor Level

The total required Finished Floor Level for habitable rooms is 3.438 m AHD

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

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.
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2018 Douglas Shire Council Planning Scheme Property Report

Douglas Shire Planning Scheme 2018 version 1.0

Produced: 19/09/2022

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

For more information and to determine if the mapping layers are applicable, refer to the 2018 Douglas Shire Council Planning Scheme. 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.qgld.gov.au.

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 a premise.

Property Address Pandanus Caravan Pk
107 Davidson Street PORT DOUGLAS
Lot Plan 2RP723702 (Freehold - 8650m?)

Property Information

Q

D Selected Property @ Easements

Douglas Shire Planning Scheme 2018 version 1.0

The table below provides a summary of the Zones and Overlays that apply to the selected property.

D Land Parcels

M Zoning Applicable Zone
Tourist Accommodation

DOUGLAS SHIRE PLANNING SCHEME ’:’

More Information

View Section 6.2.14 Tourist Accommodation Zone Code

View Section 6.2.14 Tourist Accommodation Zone
Compliance table

View Section 6.2.14 Tourist Accommodation Zone

Assessment table

1 of 11
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Douglas Shire Planning Scheme 2018 version 1.0

The table below provides a summary of the Zones and Overlays that apply to the selected property.

M Local Plans Applicable Precinct or Area More Information
Port Douglas - Craiglie « View Section 7.2.4 Port Douglas/Craiglie Local Plan Code

« View Section 7.2.4 Port Douglas/Craiglie Local Plan
Compliance table

0 Acid Sulfate Soils Applicable Precinct or Area More Information
Acid Sulfate Soils (< 5m AHD) « View Section 8.2.1 Acid Sulfate Soils Overlay Code
» View Section 8.2.1 Acid Sulfate Soils Overlay Compliance
table
M Coastal Processes Applicable Precinct or Area More Information
Erosion Prone Area » View Section 8.2.3 Coastal Environment Overlay Code

« View Section 8.2.3 Coastal Environment Overlay,
Compliance table

(0 Flood Storm Applicable Precinct or Area More Information
Medium Storm Tide Hazard « View Section 8.2.4 Flood and Storm Tide Hazard Overlay
Code

» View Section 8.2.4 Flood and Storm Tide Hazard Overlay.
Compliance table

(0 Landscape Values Scenic Buffer Area More Information
Scenic route buffer » View Section 8.2.6 Landscape Values Overlay Code
View corridor « View Section 8.2.6 Landscape Values Overlay

Compliance table

[ Transport Noise Corridors Applicable Precinct or Area More Information
Category 1: 58 dB(A) =< Noise Level < 63 dB(A) » View Section 8.2.10 Transport Network Overlay Code
Category 2: 63 dB(A) < Noise Level < 68 dB(A) - View Section 8.2.10 Transport Network Overlay,

Compliance table

[ Transport Pedestrian Cycle Applicable Precinct or Area More Information
Neighbourhood Route » View Section 8.2.10 Transport Network Overlay Code

« View Section 8.2.10 Transport Network Overlay
Compliance table

[ Transport Road Hierarcy, Applicable Precinct or Area More Information
Access Road » View Section 8.2.10 Transport Network Overlay Code
Major Transport Corridor Buffer Area (State Controlled Road) . view Section 8.2.10 Transport Network Overlay,

Compliance table
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Applicable Zone More Information
Tourist Accommodation « View Section 6.2.14 Tourist Accommodation Zone Code

Produced: 19/09/2022

« View Section 6.2.14 Tourist Accommodation Zone Compliance table

» View Section 6.2.14 Tourist Accommodation Zone Assessment table

D Selected Property D Land Parcels
Zoning
. Centre Community Facilities . Conservation . Environmental Management
. Industry Low Density Residential Low-medium Density Residential . Medium Density Residential
Recreation and Open Space Rural . Rural Residential Special Purpose
Tourism . Tourist Accommodation
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Local Plans

More Information

Applicable Precinct or Area
Port Douglas - Craiglie « View Section 7.2.4 Port Douglas/Craiglie Local Plan Code
« View Section 7.2.4 Port Douglas/Craiglie Local Plan Compliance table

R o

f'ﬂ’ﬁ;- -

7

Major Road Connections

—3 Major Road Connections

Transport Investigation Corridor
D Selected Property D Land Parcels ¢— Transport Investigation Corridors

Creb Track and Quaid Road 60 metre contour

Daintree River to Bloomfield
—= 60 metre contour

Major Road Connections (No Arrow)

= Major Road Connections — . Daintree River to Bloomfield = « Creb Track

Local Plan Boundary
r-_! Local Plan Boundary

Local Plan Sub Precincts

. 1a Town Centre D 1b Waterfront North D 1c Waterfront South

D 1d Limited Development D 1e Community and Recreation . 1f Flagstaff Hill

Local Plan Precincts
Not Part of a Precinct . Precinct 1 . Precinct 2 D Precinct 3

D Precinct 4 D Precinct 5 D Precinct 6 . Precinct 7
. Precinct 8 . Precinct 9

Indicative Future Open Space
Indicative Future Open Space

Live Entertainment Precinct
D Live Entertainment Precinct

Road Reserve Esplanade
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Acid Sulfate Soils

Applicable Precinct or Area More Information
Acid Sulfate Soils (< 5m AHD) » View Section 8.2.1 Acid Sulfate Soils Overlay Code

« View Section 8.2.1 Acid Sulfate Soils Overlay Compliance table

Acid Sulfate Soils
u Selected Property D Land Parcels Acid Sulfate Soils (< 5m AHD) . Acid Sulfate Soils (5-20m AHD) D all others
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Coastal Processes

Applicable Precinct or Area More Information

Erosion Prone Area » View Section 8.2.3 Coastal Environment Overlay Code

» View Section 8.2.3 Coastal Environment Overlay Compliance table

D Selected Property D Land Parcels Coastal Management District Erosion Prone Area
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Flood Storm

Applicable Precinct or Area More Information
Medium Storm Tide Hazard » View Section 8.2.4 Flood and Storm Tide Hazard Overlay Code

« View Section 8.2.4 Flood and Storm Tide Hazard Overlay Compliance table

High Storm Tide Hazard

D Selected Property D Land Parcels |||||| Medium Storm Tide Hazard

100 Year ARI - Mossman Port Douglas and Daintree Flood Studies Floodplain Assessment Overlay
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Landscape Values

More Information

Scenic Buffer Area
« View Section 8.2.6 Landscape Values Overlay Code

Scenic route buffer
View corridor « View Section 8.2.6 Landscape Values Overlay Compliance table

Scenic Buffer Area
[ . frr .
% Gateway Lookout . Scenic route % Scenic route buffer

D Selected Property |:| Land Parcels % View corridor |:| all others

Landscape Values
Coastal scenery High landscape values Medium Landscape Value D all others
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Transport Noise Corridors

Applicable Precinct or Area More Information
Category 1: 58 dB(A) =< Noise Level < 63 dB(A) » View Section 8.2.10 Transport Network Overlay Code
Category 2: 63 dB(A) < Noise Level < 68 dB(A) - View Section 8.2.10 Transport Network Overlay Compliance table

D Selected Property D Land Parcels

Transport Noise Corridors Mandatory Area

Category 0: Noise Level < 58 dB(A) Category 1: 58 dB(A) =< Noise Level < 63 . Category 2: 63 dB(A) < Noise Level < 68 dB(A)
dB(A)

Category 3: 68 dB(A) =< Noise Level <73 . Category 4: Noise Level >= 73 dB(A) D all others

dB(A)

Transport Noise Corridors Voluntary Area
Category 0: Noise Level < 58 dB(A)

Category 1: 58 dB(A) =< Noise Level < 63
dB(A)

Category 2: 63 dB(A) < Noise Level < 68 dB(A)

Category 3: 68 dB(A) =< Noise Level <73 . Category 4: Noise Level >= 73 dB(A) D all others
dB(A)
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Transport Pedestrian Cycle

Applicable Precinct or Area More Information
Neighbourhood Route » View Section 8.2.10 Transport Network Overlay Code

« View Section 8.2.10 Transport Network Overlay Compliance table

[ selected Property D Land Parcels

Pedestrian and Cycle Network
= District Route === Future Principal Route = |conic Recreation Route Neighbourhood Route

— Principal Route - = Strategic Investigation Route — all others
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Transport Road Hierarcy

Applicable Precinct or Area More Information
Access Road » View Section 8.2.10 Transport Network Overlay Code
Major Transport Corridor Buffer Area (State Controlled Road) » View Section 8.2.10 Transport Network Overlay Compliance table

D Selected Property D Land Parcels

Road Hierarchy

Access Road = Arterial Road == Collector Road == Industrial Road
=== Major Rural Road === Minor Rural Road == Sub Arterial Road = Unformed Road
— all others

Major Transport Corridor Buffer Area

Disclaimer

This report is not a substitute for a Planning and Development Certificate 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.
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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.qgld.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.

Wave overtopping Storm tide level

. (Imc wawes]

Wave ravup and
Wave transformiation overlopping,
———, Land characteristics,
Oifishore waves " Storm suige,

Astronomacal tide

t—_\

Storm tide level

(e waves) Coastal inundation

Shorm surge,
Astronomical tide
Wane
runup

Mearshore waves
ard sef-up

Figure 2-1: Drivers of coastal risk

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.
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Property Information

Property Address Pandanus Caravan Pk
107 Davidson Street PORT DOUGLAS 9
Lot Plan (-m?)

D Selected Property @ Easements D Property
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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

D Selected Property D Affected by the 1 % AEP Event for the year 2100
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JBPacific summary Information

StormTide Levels Overview

[ selected Property . 3to4 . 2t03 . 1t02 D 0.1to0 1 D 0to0
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Storm Tide Range Detailed

StormTide Levels Detailed
[ 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
2.927 (without freeboard).The Freeboard for the Study is 0.5m and is applied to determine Finished Floor Level for habitable rooms.

Finished Floor Level

The total required Finished Floor Level for habitable rooms is 3.427 m AHD

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

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.

50f5



Douglas Shire Planning Scheme 2018 version 1.0

DO U G I— H S 3RP909815 Produced: 19/09/2022

SHIRE COUNCIL

2018 Douglas Shire Council Planning Scheme Property Report

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

For more information and to determine if the mapping layers are applicable, refer to the 2018 Douglas Shire Council Planning Scheme. 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.qgld.gov.au.

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 a premise.

Property Information

Property Address Dougies Backpackers
109-111 Davidson Street PORT DOUGLAS 9

Lot Plan 3RP909815 (Freehold - 6703m?)

D Selected Property @ Easements D Land Parcels

Douglas Shire Planning Scheme 2018 version 1.0

The table below provides a summary of the Zones and Overlays that apply to the selected property.

M Zoning Applicable Zone More Information
Tourist Accommodation » View Section 6.2.14 Tourist Accommodation Zone Code
» View Section 6.2.14 Tourist Accommodation Zone
Compliance table

« View Section 6.2.14 Tourist Accommodation Zone

Assessment table
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Douglas Shire Planning Scheme 2018 version 1.0

The table below provides a summary of the Zones and Overlays that apply to the selected property.

M Local Plans Applicable Precinct or Area More Information
Port Douglas - Craiglie « View Section 7.2.4 Port Douglas/Craiglie Local Plan Code

» View Section 7.2.4 Port Douglas/Craiglie Local Plan
Compliance table

0 Acid Sulfate Soils Applicable Precinct or Area More Information
Acid Sulfate Soils (< 5m AHD) » View Section 8.2.1 Acid Sulfate Soils Overlay Code
» View Section 8.2.1 Acid Sulfate Soils Overlay Compliance
table
M Coastal Processes Applicable Precinct or Area More Information
Erosion Prone Area » View Section 8.2.3 Coastal Environment Overlay Code

« View Section 8.2.3 Coastal Environment Overlay,
Compliance table

(0 Flood Storm Applicable Precinct or Area More Information
Medium Storm Tide Hazard « View Section 8.2.4 Flood and Storm Tide Hazard Overlay
High Storm Tide Hazard Code

100 Year ARI - Mosman and Port Douglas Flood Studies « View Section 8.2.4 Flood and Storm Tide Hazard Overlay,
Compliance table

(0 Landscape Values Scenic Buffer Area More Information
Scenic route buffer » View Section 8.2.6 Landscape Values Overlay Code
View corridor « View Section 8.2.6 Landscape Values Overlay

Compliance table

[ Transport Noise Corridors Applicable Precinct or Area More Information
Category 1: 58 dB(A) =< Noise Level < 63 dB(A) » View Section 8.2.10 Transport Network Overlay Code
Category 2: 63 dB(A) < Noise Level < 68 dB(A) - View Section 8.2.10 Transport Network Overlay,

Compliance table

[ Transport Pedestrian Cycle Applicable Precinct or Area More Information
Neighbourhood Route » View Section 8.2.10 Transport Network Overlay Code

« View Section 8.2.10 Transport Network Overlay
Compliance table

[ Transport Road Hierarcy, Applicable Precinct or Area More Information
Access Road » View Section 8.2.10 Transport Network Overlay Code
Major Transport Corridor Buffer Area (State Controlled Road) . view Section 8.2.10 Transport Network Overlay,

Compliance table
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Applicable Zone More Information
Tourist Accommodation « View Section 6.2.14 Tourist Accommodation Zone Code

Produced: 19/09/2022

« View Section 6.2.14 Tourist Accommodation Zone Compliance table

» View Section 6.2.14 Tourist Accommodation Zone Assessment table

D Selected Property D Land Parcels
Zoning
. Centre Community Facilities . Conservation . Environmental Management
. Industry Low Density Residential Low-medium Density Residential . Medium Density Residential
Recreation and Open Space Rural . Rural Residential Special Purpose
Tourism . Tourist Accommodation
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Local Plans

Applicable Precinct or Area More Information
Port Douglas - Craiglie » View Section 7.2.4 Port Douglas/Craiglie Local Plan Code

Produced: 19/09/2022

« View Section 7.2.4 Port Douglas/Craiglie Local Plan Compliance table

Transport Investigation Corridor Major Road Connections

D Selected Property D Land Parcels ¢— Transport Investigation Corridors —3 Major Road Connections
Major Road Connections (No Arrow) Daintree River to Bloomfield Creb Track and Quaid Road 60 metre contour
= Major Road Connections = « Daintree River to Bloomfield = « Creb Track —= 60 metre contour
Local Plan Boundary
r-_! Local Plan Boundary
Local Plan Sub Precincts

. 1a Town Centre D 1b Waterfront North D 1c¢ Waterfront South
D 1d Limited Development D 1e Community and Recreation . 1f Flagstaff Hill

Local Plan Precincts
Not Part of a Precinct . Precinct 1 . Precinct 2 D Precinct 3

D Precinct 4 D Precinct 5 D Precinct 6 . Precinct 7
. Precinct 8 . Precinct 9

Live Entertainment Precinct Indicative Future Open Space
D Live Entertainment Precinct Indicative Future Open Space Road Reserve Esplanade
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Acid Sulfate Soils

Applicable Precinct or Area More Information
Acid Sulfate Soils (< 5m AHD) o View Section 8.2.1 Acid Sulfate Soils Overlay Code

» View Section 8.2.1 Acid Sulfate Soils Overlay Compliance table

Acid Sulfate Soils
u Selected Property D Land Parcels Acid Sulfate Soils (< 5m AHD) . Acid Sulfate Soils (5-20m AHD) D all others
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Coastal Processes

Applicable Precinct or Area More Information

Erosion Prone Area » View Section 8.2.3 Coastal Environment Overlay Code

» View Section 8.2.3 Coastal Environment Overlay Compliance table

D Selected Property D Land Parcels Coastal Management District Erosion Prone Area
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Flood Storm

Applicable Precinct or Area

Medium Storm Tide Hazard

High Storm Tide Hazard

100 Year ARI - Mosman and Port Douglas Flood Studies

More Information
» View Section 8.2.4 Flood and Storm Tide Hazard Overlay Code

« View Section 8.2.4 Flood and Storm Tide Hazard Overlay Compliance table

D Selected Property D Land Parcels |||||| Medium Storm Tide Hazard

High Storm Tide Hazard

100 Year ARI - Mossman Port Douglas and Daintree Flood Studies Floodplain Assessment Overlay
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Landscape Values

More Information
« View Section 8.2.6 Landscape Values Overlay Code

Scenic Buffer Area

Scenic route buffer
View corridor » View Section 8.2.6 Landscape Values Overlay Compliance table

Scenic Buffer Area
[ . frr .
% Gateway Lookout . Scenic route % Scenic route buffer

D Selected Property |:| Land Parcels % View corridor |:| all others

Landscape Values
Coastal scenery High landscape values Medium Landscape Value D all others
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Transport Noise Corridors

Applicable Precinct or Area

Category 1: 58 dB(A) =< Noise Level < 63 dB(A)

Category 2: 63 dB(A) < Noise Level < 68 dB(A)

D Selected Property

Transport Noise Corridors Mandatory Area
Category 0: Noise Level < 58 dB(A)

Category 3: 68 dB(A) =< Noise Level <73
dB(A)

Transport Noise Corridors Voluntary Area
Category 0: Noise Level < 58 dB(A)

Category 3: 68 dB(A) =< Noise Level <73
dB(A)

DOUGLAS SHIRE PLANNING SCHEME 0:’

More Information

» View Section 8.2.10 Transport Network Overlay Code

» View Section 8.2.10 Transport Network Overlay Compliance table

D Land Parcels

Category 1: 58 dB(A) =< Noise Level < 63
dB(A)

. Category 4: Noise Level >= 73 dB(A)

Category 1: 58 dB(A) =< Noise Level < 63
dB(A)

. Category 4: Noise Level >= 73 dB(A)

. Category 2: 63 dB(A) < Noise Level < 68 dB(A)

D all others

Category 2: 63 dB(A) < Noise Level < 68 dB(A)

D all others
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port Pedestri

Applicable Precinct or Area More Information
Neighbourhood Route » View Section 8.2.10 Transport Network Overlay Code

» View Section 8.2.10 Transport Network Overlay Compliance table

[ selected Property D Land Parcels

Pedestrian and Cycle Network
= District Route === Future Principal Route = |conic Recreation Route Neighbourhood Route

= Principal Route == Strategic Investigation Route — all others
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Transport Road Hierarcy

Applicable Precinct or Area More Information
Access Road » View Section 8.2.10 Transport Network Overlay Code
Major Transport Corridor Buffer Area (State Controlled Road) » View Section 8.2.10 Transport Network Overlay Compliance table

D Selected Property D Land Parcels

Road Hierarchy

Access Road = Arterial Road == Collector Road == Industrial Road
=== Major Rural Road === Minor Rural Road == Sub Arterial Road = Unformed Road
— all others

Major Transport Corridor Buffer Area

Disclaimer

This report is not a substitute for a Planning and Development Certificate 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.
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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.qgld.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.
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Figure 2-1: Drivers of coastal risk

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.

10of5


https://douglas.qld.gov.au/development/planning-services/general-enquiries-and-comments/
tel:+61740999444
tel:+1800026318
mailto:enquiries@douglas.qld.gov.au
https://maps.douglas.qld.gov.au/trueview/dsc_plan/main
https://douglas.qld.gov.au/development/planning-services/land-searches/
https://www.qld.gov.au/housing/buying-owning-home/property-land-valuations/property-search

Storm Tide Inundation Property Report
DOUGLAS 3RP909815 Produced: 26/04/2023

SHIRE COUNCIL

Property Information

Property Address Dougies Backpackers
109-111 Davidson Street PORT DOUGLAS 9
Lot Plan (-m?)

D Selected Property @ Easements D Property
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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

D Selected Property D Affected by the 1 % AEP Event for the year 2100
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JBPacific summary Information

StormTide Levels Overview

D Selected Property . 3to4 . 2t03
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Storm Tide Range Detailed

StormTide Levels Detailed
[} selected Property . Below 0.33000 . 2.16968 . 2.32640 2.47331 2.76642 2.91969 . 3.18777 and above

The Level for Construction — f rm 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
2.925 (without freeboard).The Freeboard for the Study is 0.5m and is applied to determine Finished Floor Level for habitable rooms.

Finished Floor Level

The total required Finished Floor Level for habitable rooms is 3.425 m AHD

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

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.
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2018 Douglas Shire Council Planning Scheme Property Report

Douglas Shire Planning Scheme 2018 version 1.0

Produced: 19/09/2022

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

For more information and to determine if the mapping layers are applicable, refer to the 2018 Douglas Shire Council Planning Scheme. 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.qgld.gov.au.

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 a premise.

Property Address Zai Restaurant
113 Davidson Street PORT DOUGLAS
Lot Plan 4RP909815 (Freehold - 1470m?)

Property Information

Q

D Selected Property @ Easements

Douglas Shire Planning Scheme 2018 version 1.0

The table below provides a summary of the Zones and Overlays that apply to the selected property.

D Land Parcels

M Zoning Applicable Zone
Tourist Accommodation

DOUGLAS SHIRE PLANNING SCHEME ’:‘

More Information

View Section 6.2.14 Tourist Accommodation Zone Code

View Section 6.2.14 Tourist Accommodation Zone
Compliance table

View Section 6.2.14 Tourist Accommodation Zone

Assessment table
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Douglas Shire Planning Scheme 2018 version 1.0

The table below provides a summary of the Zones and Overlays that apply to the selected property.

Douglas Shire Planning Scheme 2018 version 1.0

Produced: 19/09/2022

M Local Plans

[ Acid Sulfate Soils

[ Landscape Values

M Transport Noise Corridors

M Transport Pedestrian Cycle

(0 Transport Road Hierarcy,

DOUGLAS SHIRE PLANNING SCHEME 0:’

Applicable Precinct or Area
Port Douglas - Craiglie

Applicable Precinct or Area
Acid Sulfate Soils (< 5m AHD)

Scenic Buffer Area
Scenic route buffer
View corridor

Applicable Precinct or Area
Category 1: 58 dB(A) =< Noise Level < 63 dB(A)
Category 2: 63 dB(A) < Noise Level < 68 dB(A)

Applicable Precinct or Area
Neighbourhood Route

Applicable Precinct or Area
Access Road

More Information
« View Section 7.2.4 Port Douglas/Craiglie Local Plan Code

» View Section 7.2.4 Port Douglas/Craiglie Local Plan
Compliance table

More Information

» View Section 8.2.1 Acid Sulfate Soils Overlay Code

» View Section 8.2.1 Acid Sulfate Soils Overlay Compliance
table

More Information
« View Section 8.2.6 Landscape Values Overlay Code

» View Section 8.2.6 Landscape Values Overlay.
Compliance table

More Information
« View Section 8.2.10 Transport Network Overlay Code

» View Section 8.2.10 Transport Network Overlay.
Compliance table

More Information
» View Section 8.2.10 Transport Network Overlay Code

» View Section 8.2.10 Transport Network Overlay
Compliance table

More Information
» View Section 8.2.10 Transport Network Overlay Code

Major Transport Corridor Buffer Area (State Controlled Road) . view Section 8.2.10 Transport Network Overlay,

Compliance table
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SHIRE COUNCIL

Applicable Zone More Information
Tourist Accommodation « View Section 6.2.14 Tourist Accommodation Zone Code

Produced: 19/09/2022

e View Section 6.2.14 Tourist Accommodation Zone Compliance table

» View Section 6.2.14 Tourist Accommodation Zone Assessment table

D Selected Property D Land Parcels
Zoning
. Centre Community Facilities . Conservation . Environmental Management
. Industry Low Density Residential Low-medium Density Residential . Medium Density Residential
Recreation and Open Space Rural . Rural Residential Special Purpose
Tourism . Tourist Accommodation
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Local Plans

Applicable Precinct or Area More Information
Port Douglas - Craiglie « View Section 7.2.4 Port Douglas/Craiglie Local Plan Code

» View Section 7.2.4 Port Douglas/Craiglie Local Plan Compliance table

Transport Investigation Corridor Major Road Connections

D Selected Property D Land Parcels ¢— Transport Investigation Corridors —3 Major Road Connections
Major Road Connections (No Arrow) Daintree River to Bloomfield Creb Track and Quaid Road 60 metre contour
= Major Road Connections = « Daintree River to Bloomfield = .« Creb Track —= 60 metre contour
Local Plan Boundary
: j Local Plan Boundary
Local Plan Sub Precincts

D 1a Town Centre D 1b Waterfront North D 1¢ Waterfront South
D 1d Limited Development D 1e Community and Recreation D 1f Flagstaff Hill

Local Plan Precincts
Not Part of a Precinct D Precinct 1 D Precinct 2 D Precinct 3

D Precinct 4 D Precinct 5 D Precinct 6 D Precinct 7
D Precinct 8 D Precinct 9

Live Entertainment Precinct Indicative Future Open Space
D Live Entertainment Precinct Indicative Future Open Space Road Reserve Esplanade
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Acid Sulfate Soils

Applicable Precinct or Area More Information
Acid Sulfate Soils (< 5m AHD) o View Section 8.2.1 Acid Sulfate Soils Overlay Code

» View Section 8.2.1 Acid Sulfate Soils Overlay Compliance table

Acid Sulfate Soils
u Selected Property D Land Parcels Acid Sulfate Soils (< 5m AHD) . Acid Sulfate Soils (5-20m AHD) D all others

DOUGLAS SHIRE PLANNING SCHEME 0:0 50f9


https://douglas.qld.gov.au/download/planning-scheme/8.2.1-Acid-Sulfate-Soils-Overlay-Code.pdf
http://maps.douglas.qld.gov.au/infoxpert/2018V1%20Compliance%20Table%20Acid%20sulfate%20soils%20overlay%20code.docx

Douglas Shire Planning Scheme 2018 version 1.0

DOUG LHS 4RP909815 Produced: 19/09/2022

SHIRE COUNCIL

Landscape Values

Scenic Buffer Area More Information
Scenic route buffer » View Section 8.2.6 Landscape Values Overlay Code
View corridor « View Section 8.2.6 Landscape Values Overlay Compliance table

Scenic Buffer Area

% Gateway Lookout . Scenic route % Scenic route buffer
D Selected Property |:| Land Parcels % View corridor |:| all others

Landscape Values

Coastal scenery High landscape values Medium Landscape Value D all others
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Applicable Precinct or Area

Category 1: 58 dB(A) =< Noise Level < 63 dB(A)

Category 2: 63 dB(A) < Noise Level < 68 dB(A)

More Information

Douglas Shire Planning Scheme 2018 version 1.0
4RP909815

Produced: 19/09/2022

Transport Noise Corridors

» View Section 8.2.10 Transport Network Overlay Code

» View Section 8.2.10 Transport Network Overlay Compliance table

D Selected Property

Transport Noise Corridors Mandatory Area
Category 0: Noise Level < 58 dB(A)

Category 3: 68 dB(A) =< Noise Level <73
dB(A)

Transport Noise Corridors Voluntary Area

Category 3: 68 dB(A) =< Noise Level <73
dB(A)

DOUGLAS SHIRE PLANNING SCHEME 0:’

D Land Parcels

. Category 1: 58 dB(A) =< Noise Level < 63
dB(A)

. Category 4: Noise Level >= 73 dB(A)

dB(A)
. Category 4: Noise Level >= 73 dB(A)

. Category 2: 63 dB(A) < Noise Level < 68 dB(A)

D all others

. Category 2: 63 dB(A) < Noise Level < 68 dB(A)

D all others
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Transport Pedestrian Cycle

Applicable Precinct or Area More Information
Neighbourhood Route » View Section 8.2.10 Transport Network Overlay Code

« View Section 8.2.10 Transport Network Overlay Compliance table

[ selected Property D Land Parcels

Pedestrian and Cycle Network
= District Route === Future Principal Route = |conic Recreation Route Neighbourhood Route

= Principal Route == Strategic Investigation Route — all others
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Transport Road Hierarcy

Applicable Precinct or Area More Information
Access Road » View Section 8.2.10 Transport Network Overlay Code
Major Transport Corridor Buffer Area (State Controlled Road) « View Section 8.2.10 Transport Network Overlay Compliance table

D Selected Property D Land Parcels

Road Hierarchy

Access Road — Arterial Road — Collector Road — Industrial Road
=== Major Rural Road == Minor Rural Road = Sub Arterial Road = Unformed Road
— all others

Major Transport Corridor Buffer Area

Disclaimer

This report is not a substitute for a Planning and Development Certificate 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.
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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.qgld.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.
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Figure 2-1: Drivers of coastal risk

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.
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Property Information

Property Address Zai Restaurant
113 Davidson Street PORT DOUGLAS 9
Lot Plan (-m?)

D Selected Property @ Easements D Property

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

This property is not affected by the 1 % AEP Event for the year 2100
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JBPacific summary Information

StormTide Levels Overview

[ selected Property . 3to4 . 2t03 . 1t02 D 0.1to0 1 D 0to0

The Level for Construction — for Storm Tide Inundation Considerations

The Storm Tide inundation Study determined the lot is not affected by the 1% AEP for the year 2100. Consideration should be given to the height of nearby
properties, the 1% AEP mapping of such properties, and due regard to freeboard.

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.
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1.0 INTRODUCTION AND BACKGROUND

Applin Consulting has been commissioned by Gurner TM Nominee P/L to undertake the civil
engineering assessment report in support of the Application for a Development Permit for a
Resort Complex and Short-Term Accommodation / Multiple Dwelling, located at 109-113
Davidson Street in Port Douglas.

Gurner TM Nominee P/L proposes to redevelop the 2.595Ha site, currently operating as
Dougies Backpackers and Pandanus Tourist Park, described as Lots 1&2 RP723702 and Lots
3&4 RP909815, from the current 4 lots into a luxury hotel and private homes shown in Figure
1.1 below.

Site access will be via Davidson Street for guests and residents whilst service vehicles will
access off Crimmins Street.

P N G

625 m*

82

Figure 1.1: Proposed Development Site
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2.0

PROJECT DESCRIPTION

The proposed redevelopment of Lots 1&2 RP723702 and Lots 3&4 RP909815 (Dougies
Backpackers and Pandanus Tourist Park) will require the demolition of the existing buildings
and underground services and the clearing of the remaining site vegetation across the site to
allow cutting and filling of approximately 9,500m? of cut and the importing of approximately
15,000 m? of fill to elevate and reshape the site for drainage purposes and ensure all proposed
lots are above the predicted 1% AEP storm surge plus 2100 Sea Level Rise of 800mm plus
500mm freeboard (i.e. RL 3.43 m AHD).

Despite most of the site being above RL 3.43m AHD, the higher proposed site elevations of
RL 4.65m AHD to RL 5.55mAHD along the rear boundary, RL 5.25m AHD to RL 4.7mAHD
along the front boundary and an FFL of RL 5.8mAHD for the hotel is driven by the need for a
service basement with sufficient head height to accommodate service vehicles and to
minimise excavation into any ASS/PASS material.

A preliminary Layout and Grading Plan 23001-SK001B depicting the proposed works and
perimeter retaining wall heights is included in Appendix A.

The site is surrounded by the following features:
¢ Cummins Street along the southern boundary
¢ Davidson Street along the front eastern boundary
e The existing Lychee Tree Holiday Apartments along the northern boundary
e Existing vegetation along the western boundary

This site is a prominent site in Port Douglas with all major service infrastructure surrounding
the site.
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3.0 EARTHWORKS AND ESC
3.1 Background

The proposed lots are currently fully developed and operated as a backpacker and a caravan
park with buildings and amenities consistent with these types of operations.

Geotechnical testing by GEO (Report 23003AA-D-RVO01 dated 27 April 2023 , submitted
under separate cover and not included in this report) reveals minimal fill (average of 200-
300mm) has been placed to obtain the current gently sloping nature. The site slopes east to
west generally from around RL 4.7m along the Davidson Street frontage to around RL 3.0m
along the rear boundary resulting in a gentle slope across the site of approximately 1.2%.
Refer November 2022 survey by RPS as shown in Figure 3.1 below.

Selective clearing has occurred across the site and the site generally drains in a sheet flow
manner towards the rear boundary with the exception of the backpacker lot which drains to
the Crimmins Street drain via a graded car park and piped drainage system.

T Tl

Figure 3.1: Existing Site Contours
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3.2

Proposed Earthworks

Existing ground levels across the site generally range from low RL 3s along the rear boundary
to high RL 4’s along the Davidson Street frontage.

As discussed in Section 2.0 above, the FSL of the hotel of RL 5.8m AHD is set by the service
basement’s minimum head height of 4.5m, and gradient of the basement entrance ramp from
Crimmins Street and the desire to limit excavation within any probable ASS/PASS material.

This hotel FSL and the need for connectivity with the surrounding buildings results in the site
requiring the importation of fill and the retaining of the majority of the site’s perimeter.

The perimeter retaining wall is generally keep below a height of 1.5m in the areas which are
visible to the general public (i.e., north, east and south boundaries), however the height
increases to approximately 2.6m high along the rear boundary where it is visually shielded by
the existing vegetation.

Preliminary 12D modelling of the sites finished levels, basements and pools indicates
earthworks volumes are in the order of the following amounts:

e Cut 9,500m3
e Fill 24,500 m?

After consideration of bulking factors and fill won from services and retaining walls, the
imported fill amount required for the proposed development is expected to be approximately
15,000m3.

A preliminary Site Sections Plan 23001-SK003B depicting the proposed works is included in
Appendix C and below in Figure 3.2 providing representation of the fill heights relative to the
boundaries and throughout the site.
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Figure 3.2: Site Sections from 12D Model
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3.3 Site Geotechnical Testing

Site geotechnical testing and reporting has been carried out across the site by GEO P/L
(Report 23003AA-D-RV01 dated 27 April 2023, submitted under separate cover and not
included in this report) and the results indicates PASS materials maybe present in the marine
clay unit which generally starts between RL 1.4m and RL -2.7m.

Given the FSL of the hotel site, only the proposed service basement and realigned sewer line
have the potential to encounter any ASS/PASS material during construction. This will require
treatment under an ASSMP which will be developed during the detailed design and submitted
as part of the Operational Works submission.

3.4 Site Retaining

As discussed above perimeter retaining walls will be required with heights varying as
summarised below:

e Along the northern boundary the wall height varies from 0.5m — 1.5m, with only the
very back corner increasing to 2m to accommodate a local low point.

¢ Along Davidson Street frontage the wall height is generally less than 600 mm

¢ Along Crimmins Street frontage the wall height varies from 0.3m at the front corner to
1.5m at the service entrance and then increases to 2.2m in the rear corner just after
the pump station.

e Along the rear (west) boundary the wall height varies from 2.2m — 2.6m, with most of
the wall around 2.5m high.

Retaining walls exceeding 1m in height will be engineered with RPEQ certification provided.

3.5 Erosion and Sediment Control

Erosion and sediment control can easily be managed on site given the site is very gently
sloping and given there are no external flow paths through the site. The filling and shaping of
the site will result in 4 defined drainage paths, namely:

e North-west corner,

¢ Half-way along western boundary
e South-west corner and

o Near the south-east corner).

Refer Figure 3.3 below.
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Figure 3.3: Site Discharge Locations

These erosion and sediment control works will be detailed in the Erosion and Sediment
Control Plans submitted for the earthworks operational works approval and will be generally
in accordance with best practice and FNQROC.
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4.0
4.1

4.2

4.3

TRAFFIC

Traffic Impact Assessment

GHD, have undertaken a Traffic Impact Assessment (refer GHD Technical Memorandum
Project No 12601184, submitted under separated cover and not included herein) for the
proposed development to assess the existing traffic situation and identify any impacts from
the proposed development.

The outcome of the assessment concluded “It is deemed that the new high-end resort
development will have minimal to negligible impact on to the existing traffic network. Traffic
patterns around the development are expected to remain similar to the current situation as the
events expected would not differ greatly to what the current businesses generate. With the
new proposed aesthetic of the development, it could be expected that the frequency of events
and visitors may increase however the generated traffic will remain similar.”

We concur with this summary.

Internal Swept Paths

An internal swept path review for the design vehicles has been undertaken by GHD to confirm
vehicles can be accommodated within the site.

We understand that a garbage collection truck will not be operating within the private homes
area of the site as these homes are part of a community title scheme with garbage collection
managed by the hotel. On nominated days during the week, hotel staff will transport household
waste to the service basement area compactor unit, via a ute and trailer system, for collection
by a private third-party arrangement.

Service Road Upgrade

The proposed development incorporates a service basement with a proposed entrance off
Crimmins Street near the existing sewer pump station. Currently Crimmins Street is only
sealed just past the Dougies Backpackers carpark crossover as shown in Figure 4.1 below.

Figure 4.1: Crimmins Street Sealed Formation
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A 3.5m wide concrete service road is proposed the accommodate service vehicles and also
provide a more suitable access to Council’'s pump station the proposed site transformers as
depicted on the preliminary Layout and Grading Plan 23001-SK001B included in Appendix A
and shown below in Figure 4.2.

> e Y = v v
S E , %
tm'u":'z/.»:: « v s Sheedl a8 s 1
r-'.wr.irr.o‘ i J ;cx:u-rrn:nm
\\\ % » I\ e
~ > )

::"t :«5'&; y 4 & \f@‘, Tt .:\\T“Q“‘(ii{
R Ny N N \\\ \\\\\\
1_ i i'lui'{ P wx
s 42111~ NNNMMINR
"7" o sano:zw-aa/: i3 §\§
2 N
=4 Ry
=
&

POSEBLE PAZEING
Aay

18« WDESERVICE
SR

CONMVRCAL CROSSOMR
Aewee

EXETING ROADWLY

Figure 4.2: Proposed Service Road

Some minor reshaping and augmentation works will be required to the existing Crimmins
Street pavement and concrete swale drain to accommodate the new concrete service road,
but these works are minimal and can easily be detailed during the Operational Works stage.
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5.0 STORMWATER DRAINAGE AND MANAGEMENT

This section will investigate the pre and post development’s site drainage, how the drainage
will be managed in accordance with FNQROC and QUDM requirements, and any impacts on
the surrounding areas.

5.1 Existing Site Characteristics

As discussed, the site currently slopes east to west generally from around RL 4.7m along the
Davidson Street frontage to around RL 3.0m along the rear boundary resulting in a gentle
slope across the site of approximately 1.2%.

The site has no external catchments to contribute flows onto the site as the site is bound by
Davidson Street on the eastern boundary, Crimmins Street on the southern boundary, existing
open space vegetation on the western boundary and the Lychee Holiday Apartments on the
northern boundary.

The site is fully developed as a caravan park and backpackers with associated infrastructure
such as internal circulation roads, amenities buildings, carparks etc. Refer aerial site view in
Figure 5.1 below.
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Figure 5.1: Aerial Site View

Courtesy of QGlobe
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5.2 Existing Site Flows

As described above, the site gently slopes east to west in a sheet flow manner with most of
the site discharging across the rear western boundary into the open space tidal vegetation
area with the exception of the Dougies backpackers site, which discharges via the shaped
carpark and internal piped drainage system into the Crimmins Street open drain, which then
ultimately flows a short distance to the same tidal vegetated area.

Refer aerial photos in Figure 5.2 below.
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Figure 5.2: Aerial Site Photos

Estimated total pre-development 10%AEP and 1%AEP (Q10 / Q100) flows are calculated at
0.88 m3/s and 1.59 m3/s respectively as per the table below.

Area 110 1100
Catchment Tc C10
m2 mm/hr  mm/hr
Pandanus | 24,480 | 15 153.3 220.5 0.8 1.0 0.834 1.50
Dougies 1,470 15 153.3 220.5 0.8 1.0 0.050 0.09

* Based on standard inlet time for an urban residential area up to 3% (note site is approx. 1.2%)

** Existing site is fully developed with continuing high occupancy
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5.3 Proposed Site Drainage

A preliminary Drainage Layout Plan 23001-SK002B, depicting the proposed works is included
in Appendix B and also shown below in Figure 5.3, providing representation of the proposed
site drainage which has been developed in accordance with FNQROC and QUDM
requirements to a preliminary level to provide an understanding of how the sites minor and
major drainage will operate post construction.
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Figure 5.3: Preliminary Proposed Deevliopment Drainage

The detailed 12D earthworks model and preliminary road gradings were used to define the
post development catchment areas for the sites proposed discharge points, which remain
similar to the pre-developed state with the exception of a small amount of area draining to
Davidson Street from the port cochere area.

Estimated total post-development 10%AEP and 1%AEP (Q10 / Q100) flows are calculated at
0.99 m3/s and 1.59 m3/s respectively as per the table below.

Area 110 1100
Catchment Tc C10
m2 mm/hr | mm/hr
Western
11,020 | 15 153.3 220.5 0.9 1.0 0.42 0.67
North Cnr
Western
. 4,260 | 15 153.3 220.5 0.9 1.0 0.16 0.26
Middle
Western | 4 g90 | 15 | 153.3 | 2205 | 0.9 1.0 0.07 0.12
South Cnr
APPLIN CONSULTING 19 Mullins st 0414 768 109
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crimmins | 2 950 | 15 | 1533 | 2205 | 0.9 1.0 0.30 0.48
St Drain
Port

960 | 15 | 153.3 | 2205 | 0.9 1.0 0.04 0.06
Cochere

* Based on standard inlet time for an urban residential area up to 3% (note site is approx. 1.2%)

** Existing site is fully developed with continuing high occupancy

5.4 Pre and Post Development Q10/Q100 Flows

As previously discussed above, the site discharge outlet locations remain similar in the post
development concept, however flows are slightly increased in minor storm events only whilst
the major storm flows (Q100) remain generally unchanged at the tidal vegetated area

discharge location.

The table below summarises the additional flows in the minor 10%AEP (Q10) event and any

proposed action required to accommaodate the flow increases:

Catchment

Cnr

Western North

Q10 Flows

Pre
Development

0.28

Q10 Flows

Post
Development

0.42

Change

m3/s

-0.14

Nil — A decrease in Q10

Proposed Action

flows is expected due to
downsizing of the
catchment

Western Middle

0.28

0.16

-0.12

Nil — A decrease in Q10
flows is expected due to
downsizing of the
catchment

Cnr

Western South

0.28

0.07

-0.21

Nil — A decrease in Q10
flows is expected due to
downsizing of the
catchment

Crimmins St
Drain

0.05

0.30

0.25

Concrete line the drain
bottom to increase
capacity to
accommodate the
additional flows and
reduce maintenance.

Port Cochere

0.00

0.04

0.04

Nil — Flow is minimal at
only 40l/s in a Q10 event

* Pre development flow were even distributed across the boundaries to provide indicative flow values
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It can be noted from the table above that the only major increase in site discharge occurs into
the Cummins Street drain. The proposed solution of concrete lining the bottom of this drain
will increase the capacity significantly and easily accommodate the slight increase in flows
whilst also reducing further maintenance by Council.

5.5 Stormwater Quality Treatment

In accordance with FNQROC's Design Manual D5 Stormwater Quality Management and the
State Planning Policy, Spelstormwater have developed a site MUSIC model (sqz file not
including but available is required, output is shown in Figure 5.4 below), utilising their propriety
products, to achieve the required stormwater quality objectives and achieve the below minimal
treatments reductions:

e TSS 90% min removal (> 3.0 mm), 80% min removal (sand/sediment)
e TP  60% min removal

e TN 40% min removal

Sources  Residual Load % Reduction
Flow (ML/yr) 7.1 271 0
Total Suspended Sokids (ka/yr) 5690 1100 07
Total Phosphorus (ko yr) s 5

B ] @ G—H e .
fommeras) awseet siamasein_occ cross Polutants (kafy) . ) "
Sources Residual Load % Reduction
A = Flow (ML/yr) . 19
© {5} G——B—
B- Lumped Commercial - 1.1984 ha (80% imp) [Commercial] HSPEL Stormsacks_BCC SPEL Vaul Full Height (10.0m2)_SGROEP TO/SPELFiRer (5F.30-EMC) Ful Heignt_SQIDEP. Catchment & Tatal Suspended Sofids (ky/ yr) 4150 s 82
Total Phosphorus (ka/yr) i1 4.