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Chief Executive Officer  

Douglas Shire Council  

64-66 Front Street 

MOSSMAN QLD 4873  

 

Attn: Daniel Lamond (Assessing Officer) 

 

 

Issued via email:     enquiries@douglas.qld.gov.au;         

daniel.lamond@douglas.qld.gov.au 
  

RE: RESPONSE TO INFORMATION REQUEST A MATERIAL CHANGE OF USE (DWELLING 

HOUSE) OVER LAND AT 14 HIBISCUS COURT, ROCKY POINT, MORE FORMALLY 

DESCRIBED AS LOT 26 ON RP749732 

COUNCIL REF: MCUC 2022_4956/1 (Doc ID 1105534) 

Aspire Town Planning and Project Services act on behalf of on behalf of Mr Stephen Marriott (the ‘Applicant’) in 

relation to the above described matter.   

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

referenced Request for Information pursuant to s13.2(a) of the Development Assessment Rules v1.3. 

Since the issue of the Information Request on the 30 August 2022, the currency of the Development Application 

has been maintained through mutual agreement to extend the Information Response Period. As a result of the 

Information Request and other factors the proposed Dwelling House has been through a number of design 

iterations. The main notable change is a reduction in the size of the proposed cantilever deck. This now generally 

aligns with the existing top of bank. The revised plans are included under Attachment 1.  

Information Request Item 1: Bushfire Hazard  

Provide a bushfire hazard assessment of the proposed house and demonstrate that the development is located and designed 

to ensure the house achieves a radiant heat flux level at any point on the building, of 29kW/m2.  

The radiant heat flux level is achieved by separation to fuel. Note - The radiant heat levels and separation distances are to 

be established in accordance with method 2 set out in AS3959-2009.Clearing the hillslope is considered to not be an option 

for lowering radiant heat levels. 

 

 

PO BOX 1040, MOSSMAN QLD 4873 

M. 0418826560  

E. admin@aspireqld.com 

W. www.aspireqld.com  

ABN. 79 851 193 691 

mailto:enquiries@douglas.qld.gov.au
mailto:admin@aspireqld.com
http://www.aspireqld.com/


 

Applicant Response to Information Request Item 1 

Prior to the current building redesign, the Applicant engaged Litoria Consulting Pty Ltd to undertake a Bushfire 

Attack Level Assessment in accordance with Method 2 of the Australian Standard 3959:2018 Construction of 

Buildings in a Bushfire-prone Area. A copy of the assessment, which is based on the original design included in the 

Development Application, is included for reference under Attachment 2, and concludes that the proposed 

Dwelling House is not located within a bushfire prone area and that planning and building mitigation measures are 

not required. 

It is expected that the changes to the Dwelling House design would not alter the findings of this assessment.  

Information Request Item 2: Slope Stability  

The preliminary geotechnical investigation provided by GEO Group determined that the front portion of the house is a 

medium landslide hazard risk in accordance with the 2007 AGS guidelines. As discussed in the GEO Group report, this is not 

an acceptable level of risk that Council is willing to accept.  

Provide a detailed and ‘for construction’ design for the slope stability which is RPEQ certified to make the proposal low to 

very low risk for landslide hazard in accordance with the 2007 AGS guidelines. Alternatively, move the house back from the 

edge of the hill to an area where the RPEQ Geotechnical Engineer can certify that the siting and design will be low to very 

low risk in accordance with the 2007 AGS guidelines. 

Applicant Response to Information Request Item 2 

It is acknowledged that the site and proposed development is assigned a medium risk under the GEO Design 

Geotechnical Investigation. However, under s4.7.1 states that following re-profiling, and the adoption of the 

drainage and erosion protection measures, that it is considered the batter would have a Low Risk in accordance 

with the AGS 2007 guidelines. The proposed extent of re-profiling is illustrated on the Revised Proposal Plans 

included under Attachment 1, i.e. 2m pullback of top of bank. 

Information Request Item 3: Drainage Plan  

Provide an PREQ certified drainage plan demonstrating that all concentrated stormwater flows can be lawfully discharged to 

Hibiscus Court in accordance with the Queensland Urban Drainage Manual. The certified drainage plan must include 

calculations for catchments and any pipes and drains.  

Applicant Response to Information Request Item 3 

Roof drainage and stormwater from the driveway and building pad area is designed to be directed to Hibiscus 

Court. It is noted that the Building Pad has between 250mm and 300mm towards Hibiscus Court.  

The table drain along the western boundary has been removed as it is not proposed to alter the ground levels or 

concentrate drainage in this location.  

If concerns remain, a condition of approval which requires an RPEQ Certified Drainage Plan to be provided to 

Council for endorsement prior to the issue of a Development Permit for Building Works would be acceptable.  

Information Request Item 4: Water Supply 

The site has substandard water pressure from Councils reticulated system. A tank and pressure pump system will need to be 

installed. Demonstrate where a water tanks of sufficient size can be accommodated on site.  



Applicant Response to Information Request Item 4 

The requirement for water storage and a pressure pump system are noted. With the amended design there are 

greater options for the accommodation of any necessary water storage and pumping infrastructure.  

If concerns remain, a condition of approval requiring locational endorsement by Council prior to the issue of a 

Development Permit for Building Works would be acceptable.  

Information Request Item 5: Visual Impact Assessment 

Provide a Visual Impact Assessment in accordance with SC6.6 Planning scheme policy – Landscape values. The visual impact 

assessment should include a photo montage from vantage points on Captain cook Highway to the South and West of the 

site.  

Applicant Response to Information Request Item 5 

A Visual Assessment has been carried out by Aspire Town Planning and Project Services. This is a basic 

photographic assessment from key vantage points and does not include photomontages. It was found that the site 

is not visible from closer vantage points and doesn’t actually come into view until some distance away at which 

point the building features would be difficult to distinguish.  

It is understood that the requirement for a Visual Assessment was likely driven by the proposed cantilevered 

building elements and with the amended design the building is now largely limited to the existing top of bank. It is 

proposed to pull back the existing top of bank by 2m in accordance with the GEO Design Report which will result 

in slight protrusion over the new top of bank.  

Given the distance away at which point the site becomes visible, shifting the location of the Dwelling House further 

within the site would not change visual impact.  

The proposed Dwelling House is appropriately designed as a single storey building, where a two storey building 

could be established. The building will be finished in a non-reflective natural colour scheme.  

It is considered that the proposed Dwelling House is appropriate in terms of scale and location and will not draw 

visual attention. There are other more dominant focal points in the landscape.  

Information Request Item 6: Fill and Retaining 

The Environmental Management Zone Code and the Filling and Excavation Development Code include acceptable outcomes 

which do not intend for filling and retaining in the order of 2000mm on common boundaries. Demonstrate compliance with 

the benchmarks of the code or provide an alternative solution. If a fence was constructed on top of the 2000mm retaining 

wall, a 4000mm high façade to the neighbouring allotments would not be appropriate for the Environmental Management 

Zone.  

Applicant Response to Information Request Item 6 

The proposed retaining wall along the western boundary has been removed from the current design. No changes 

are proposed to the ground levels in this area.   

 

 



 

 

Thank you for your time in considering the attached Development Application. If you have any further queries, 

please contact the undersigned. 

Regards,  

Daniel Favier  

Senior Town Planner  

ASPIRE Town Planning and Project Services  



 

 

 

Attachment 1: 

 

Amended Proposal Plans  

 

Prepared by Greg Skyring Design and Drafting  
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Bushfire Attack Level Assessment 

Prepared by Litoria Consulting  

















































 

 

 

Attachment 3: 

 

Visual Impact Assessment 

Prepared by Aspire Town Planning and Project Services 

 



MEMO  
 

To:  Daniel Lamond, Douglas Shire Council  

From:  Daniel Favier, Aspire Town Planning and Project Services 

CC:   

Date: 22 March 2023  

Re: Visual Impact Assessment 

Development Application for a Material Change of Use (Dwelling House) – 14 
Hibiscus Court, Rocky Point  

We refer to Douglas Shire Council’s Information Request dated 30 August 2022 (Council ref: MCUC 

2022_4956/1 (1105534)). In response to Item 5 Visual Impact Assessment we provide the following 

series of photographs to illustrate the visibility of the site and provide comment in relation to the 

likely Visual Impact of the proposed development.  

In summary, photographs have been captured of the site between east of Leilani Drive, Rocky Point 

and the southern access to Bonnie Doon Road, Killaloe. The site is not visible from east and north of 

Leilani Drive, or south of Bonnie Doon Road along the Captain Cook Highway. We acknowledge that 

the site is visible from other public vantage points in and around Port Douglas, however at this 

distance (for example 11.5km line of sight from Rex Smeal Park) the positioning of the Dwelling 

House entirely within the existing building pad or cantilevered over the top of bank, the visual 

impact at that distance would be negligible. 

At no point does the proposed Dwelling House alter the ridgeline / skyline.  

The proposed Dwelling House would be less of a focal point in the landscape than other existing 

building in the locality.  

 



 

Key Map (source: Qld Globe, March 2023)

Photograph 1 – East of 

Leilani Drive 
Photograph 2 – 

Entrance to Leilani Drive 

Photograph 3 – 

Adjacent Bellero’s Shed 

Photograph 4 – 

Adjacent Sciacca Road 

Photograph 5 – Adjacent 

Somerset Drive 

Photograph 6 – 

Bonnie Doon Road 



 

 

Photograph 1: East of Leilani Drive along the Mossman Daintree Road 

Comments: 

The second storey roof is only just visible through the 

vegetation indicated by the arrow. The proposed 

development is located to the left of this and is 

designed with a much lower roof line. The proposed 

development will be screened by existing vegetation. 

Inset 



 

  

Photograph 2: Entrance to Leilani Drive from Mossman Daintree Road 

 

 

 

 

 

Comments: 

At the intersection of Leilani Drive and the Mossman 

Daintree Road, the adjacent Dwelling House at 12 

Hibiscus Court is only just visible through the tree 

line. The proposed Dwelling House will not be visible 

at this location given the view angle, lower roofline 

and existing screening vegetation below the subject 

site.  



  

Photograph 3: View from adjacent Bellero’s Shed on the Mossman Daintree Road 

Comments: 

From adjacent Bellero’s Shed only the upper roofline 

of the adjacent Dwelling House at 12 Hibiscus Court 

is visible. The proposed Dwelling House has a lower 

roofline and would be screened by existing 

vegetation within the adjacent property at 16 

Hibiscus Court. From this location the proposed 

Dwelling House would not be visually prominent or 

alter the skyline. A cantilevered section of the 

Dwelling House would not be visible.  



 

Photograph 4: Adjacent Sciacca Road 

 

 

 

Comments: 

From adjacent Sciacca Road the upper roofline and 

garage of the adjacent Dwelling House at 12 Hibiscus 

Court is visible. The proposed Dwelling House will be 

finished in appropriate external colours and the 

roofline will not likely be visible from this location.  

From this distance and perspective, detailed finishes 

including cantilevered sections of the Dwelling House 

would not be visible.  

 

Inset 



 

Photograph 5: View along the Mossman Daintree Road adjacent Somerset Drive 

 

 

Comments: 

The site is visible from this location however as the 

Dwelling House will be finished in an appropriate 

external colour scheme it will not be the focal point 

of the landscape. At this distance, detailed finishes 

including proposed cantilevered sections of the 

Dwelling House would not be visible.  



 

Photograph 6: Bonnie Doon Road 

  

 

 

Comments: 

The site is visible from this location however as the 

Dwelling House will be finished in an appropriate 

external colour scheme it will not be the focal point 

of the landscape. At this distance, the proposed 

Dwelling House would be barely visible, especially on 

overcast or hazy days. Detailed finishes including 

proposed cantilevered sections of the Dwelling 

House would not be noticeable at this distance. 

Inset 
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