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1.Executive Summary 

Energy Queensland has prepared this development application for 69 Cassowary Road, Cassowary, 
formally described as Lot 1 on RP717215, Lot 3 on RP899478 and Lot 4 on RP899478. This 
application seeks approval for a Material Change of Use (Development Permit) for a Substation and 
Major Electricity Infrastructure. The project is for an upgrade of Ergon’s existing 66/22kV Mossman 
Substation for increased operation up to 132/22kV. 

This application should be considered Part 1 of two applications that together, are necessary to form 
the entirety of the Mossman Substation upgrade. Part 2 of the overall upgrade proposal involves 
works to a small portion of neighbouring land at 217 Cassowary Road, Cassowary (Lot 2 RP899478). 
Part 2 is intended to be lodged to Council once owner’s consent is received. Approval is being sought 
separately so as not to delay the commencement of works. 

The substation upgrade forms part of a larger project aimed at optimising Ergon’s electricity network 
connection and safety for customers in Northern Queensland. Proposed renewal works will see 
strengthened electricity services for customers, reduced maintenance costs and improved 
environmental outcomes. 

The proposed substation is self-operated, requiring only periodic visitation by authorised persons for 
maintenance. The development is otherwise restricted to the public.  

Proposed upgrades ensure minimal changes to the appearance of the existing substation. As such, 
no adverse impacts will be caused for surrounding sites and the existing character and amenity of 
the site will be maintained. 

This report provides a town planning assessment against the provisions of the Douglas Shire 
Planning Scheme 2018 (Planning Scheme), and other applicable assessment benchmarks in 
support of this proposal.  

This town planning report should be read in conjunction with supporting information and detailed 
plans included within this submission. This development application addresses all relevant 
provisions under the Planning Scheme and demonstrates compliance with acceptable outcomes or 
performance outcomes for applicable codes.  

It is therefore recommended that the development be approved subject to reasonable and relevant 
conditions. 
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2.Site and Surrounds Overview 

2.1. Site Description 

The site is currently known as 69 Cassowary Road, Cassowary and is described as Lot 1 on 
RP717215, Lot 3 on RP899478 and Lot 4 on RP899478. Combined, the lots make for an irregular 
battle-axe shaped site. 

Ergon’s existing Mossman Substation hardstand area is situated in the north-western portion of Lot 
1. The remainder of the site is largely vacant and with the exception of some regrowth vegetation 
directly to the east of the hardstand area.  

An additional Ergon tower occupies Lot 4 and its associated powerlines run through Lot 3 and 1 
where they contribute to ongoing operation of the substation. Lot 3 and 4 share areas of land that 
are free from electrical infrastructure with rural farming grounds. 

 
Figure 1: Location of subject site and proposed works area (Source: DAMS) 
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2.2. Surrounding Context 

The subject site is bounded by Cassowary Road where it runs along the western portion of Lot 1 and 
4. Directly south of the subject site is a sporting oval and associated club house zoned for recreation 
and open space. Rural farming areas adjoin all remaining boundaries of the subject site with other 
nearby surrounding uses limited to farming and rural residential dwellings. 

2.3. Topography and Vegetation 

The site is flat in the location of the established substation to the west of Lot 1. Gentle slopes exist 
in the location of the two driveways connecting the substation hardstand area to Cassowary Road. 
The remainder of the site is largely flat with minor ground level changes.  

The site is largely clear with the exception of some predominantly non-native regrowth vegetation in 
the north-eastern portion of Lot 1. This sparsely vegetated area is not recognised as sustaining any 
significant ecological values, functions, or processes. This includes no observed fauna habitat or 
movement corridors, and no connection to wetlands or waterways. Furthermore, the vegetation is 
not considered to hold any historical, cultural, or visual significance. 

No acid sulfate soils are recognised as being present on the site.   

2.4. Land Ownership and Encumbrances 

The site consists of three freehold lots recognised as Lot 1 on RP717215, Lot 3 on RP899478 and 
Lot 4 on RP899478, all of which do not contain any easements or encumbrances. 

All lots creating the subject site are currently owned by Ergon Energy Corporation Limited. 

A title search is included in Appendix A and owner’s consent in Appendix B. 

2.5. Existing Access, Transport and Servicing 

Vehicular access to the site is currently available from Cassowary Road via two established 
driveways leading from the north-west and south-west corners of the hardstand area. It is not 
recognised that any public transport routes exist along the site frontage, and there are no cycle or 
pedestrian paths. 

The subject site has established water, stormwater, phone, and electricity service connections. The 
location of underground services is to be determined prior to the commencement of works to ensure 
protection and safety. 
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3.Development Proposal 

The development proposes an upgrade to Ergon’s existing 66/22kV Mossman Substation for 
increased operation up to 132/22kV. In doing so, it is proposed to replace aged substation and 
transmission plant assets including power, voltage, and current transformers, 66kV circuit breakers, 
protection relays, timber poles, 66kV feeders and associated control building and structures.  

As the substation is proposed to operate greater than 66kV at the completion of works, the 
development is defined as major electricity infrastructure as well as a substation under the planning 
scheme. 

3.1. Importance 

The upgrade of the Mossman Substation forms part of a larger project aimed at optimising Ergon’s 
electricity network connection and safety for customers in Northern Queensland. This network 
reinforcement project involves upgrades to several substations and connecting feeder lines across 
five stages. 

Particular to this application, the Mossman Substation is currently supplied by two 66kV timber pole 
lines constructed in 1975 and 1958. These aged assets have resulted in poor performance and 
reliability for users, especially during recent storm events. Proposed renewal works will see 
strengthened electricity services for customers, reduced maintenance costs and improved 
environmental outcomes. 

3.2. Built form 

To construct and maintain proposed upgrades to the Mossman Substation, demolition/removal of 
most existing electrical infrastructure is required. Additional fencing, gates, concrete and building 
foundations are also to be demolished. The new substation development is to be located in place of 
these existing structures and largely within the existing hardstand area to the west of Lot 1.  

New electrical infrastructure proposed within the hardstand area includes transformers, circuit 
breakers, protection relays, feeders, and poles. Additionally, overhead earth wires are to be 
reconfigured and a 22kV cable termination structure is to be erected. A prefabricated control building 
structure is proposed in the south western corner of the hardstand area. The control building homes 
a 22kV indoor switchboard and basic facilities for staff. Additionally, new poles and feeders are 
proposed to the east of Lot 1 where they will connect to the tower in Lot 3.  

Lot 4 is considered a part of this application existing powerlines feed through the site connecting the 
tower to the main hardstand area, contributing to the overall operation of the substation.  

Although visible on proposal plans, it’s reiterated that works on Lot 2 RP899478 are to be lodged 
separately following owner’s consent and EMT C finalisation. 

A full copy of proposal plans can be viewed in Appendix C. 
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Figure 2: Proposed Substation Upgrade Plans (Source: Energy Queensland Architect) 
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3.3. Operation 

Once upgrade works are complete, the Mossman Substation will continue to be self-operated and 
digitally managed by Ergon. The development only requires periodic visitation by authorised persons 
for maintenance and is otherwise restricted to the public. Occasional staff visitation to the site will 
occur in a domestic-sized vehicle and not impede on existing traffic conditions. 

No new environmental or noise emissions are generated as a result of the development. 

3.4. Utilities and Infrastructure 

If conditioned as a part of this application, an Operational Works application will be prepared and 
submitted to Council under a separate cover. It is expected that minimal earthworks will be required 
to facilitate the development.  

A summary addressing utilities and infrastructure applicable to the development are detailed below. 

Stormwater 

Stormwater associated with the development is to be discharged lawfully to Council’s existing 
network along Cassowary road via established overland flow paths. This ensures no worsening 
effects to adjacent properties, or adverse erosion and sediment impacts.  

Stormwater quality control measures are to be implemented in accordance with an on-site 
stormwater management plan. 

Water 

New onsite connections are proposed from Council’s existing water supply along Cassowary Road 
and are to be installed in accordance with the Council’s Planning Scheme Policy.  

Sewer 

An on-site effluent disposal system is proposed to the east of the control building for management 
of waste disposal. Sewerage is to be appropriately treated in accordance with the requirements of 
Section 33 of the Environmental Protection Policy (Water) 1997. 

Electricity  

New onsite connections are to be installed for development energy needs. 

Traffic/Road 

To accommodate the substation upgrade, a new access road is proposed within the hardstand area. 
This road is to run parallel with Cassowary Road and connect from the existing northernmost 
driveway on Lot 1 to a proposed extension of the existing southern driveway. 

Works will not adversely impact any existing local council infrastructure in the road reserve. It is 
noted that no pedestrian or cycle paths exist in the road reserve. 
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There will be no increased traffic generation as a result of the development. Construction traffic will 
be temporary and over a short period of time and is proposed to be managed using agreed 
Construction Traffic Management Plans.  
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4.State Planning Instruments 
4.1. Planning Act 2016 

Section 44 (3) of the Planning Act 2016 (the Act) applies to development that is assessable 
development. In accordance with the categories of assessment in Section 45 (3) of the Act, the 
matters relating to code assessment have been addressed in this report as relevant. 

Section 45 (3) of the Act states: 

A code assessment is an assessment that must be carried out only— 

a. against the assessment benchmarks in a categorising instrument for the development; and  
 

b. having regard to any matters prescribed by regulation for this paragraph. 
 

Sections 26 and 27 of the Planning Regulation 2017 (the Regulation) outline relevant assessment 
benchmarks and matters an assessment manager is to have regard to in carrying out a code 
assessment. 

This planning assessment report and supporting information provides an assessment of the 
proposed development against the applicable assessment benchmarks, to the extent they are 
relevant to the proposed development. 

4.2. State Planning Policy 

The State Planning Policy (SPP) only applies to development assessment if a state interest is not 
appropriately integrated in a planning scheme. State interests have been confirmed as being 
appropriately integrated into the Planning Scheme and therefore need not be considered separately. 

4.3. Far North Queensland Regional Plan 2009-2031 

The Far North Queensland Regional Plan 2009-2031 (FNQ Regional Plan) establishes a vision and 
direction for the region over a 22 year period from 2009 to 2031. It is used as to guide to address 
key regional environmental, social, economic, and urban objectives. 

In accordance with the FNQ Regional Plan, the subject site is mapped within the Regional 
Landscape and Rural Production Area (RLRPA) The FNQ Regional Plan describes the intent of the 
RLRPA as lands that have “regional landscape, rural production or other non-urban values, and 
protects these areas from encroachment by inappropriate development, particularly urban or rural 
residential development.” 

Although the proposed development is not a use listed in the RLRPA, the Planning Scheme 
addresses the FNQ Regional Plan in section 2.2 Regional plan, stating: 

“The Minister has identified that the planning scheme, appropriately advances the Far North 
Queensland Regional Plan 2009-2031, as it applies in the planning scheme area.” 
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Accordingly, an assessment against the Planning Scheme will appropriately cover the FNQ Regional 
Plan provisions. 

4.4. The Planning Regulation 2017 

The Regulation supports the principal planning legislation by outlining the mechanics for the 
operation of the Act. The Regulation has been given consideration as relevant to this proposal. 

4.4.1. Referrals 

Schedule 10 of the Regulation prescribes aspects of development that require referral. It is noted 
that the subject site is located within 100 metres of an Ergon electricity substation site, with the 
relevant referral trigger under the Regulation being Schedule 10, Part 9, Division 2, Table 2. 

Energy Queensland has obtained a pre-application referral response from Ergon pursuant to section 
57 of the Act. Ergon’s pre-application referral response is enclosed at Appendix E. 

No further referrals are triggered for the development under the Regulation. 

4.4.2. State Development Assessment Provisions 

The State Development Assessment Provisions (SDAP) provide assessment benchmarks for the 
assessment of development applications where the chief executive administering the Act is the 
assessment manager or a referral agency. 

It is noted that Douglas Shire Council is the assessment manager for the development application 
and the proposed development does not trigger referral to the chief executive through the State 
Assessment and Referral Agency. As such, the State Codes are not applicable to the assessment 
of the development application. 
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5.Local Planning Framework 
5.1. Strategic Framework 

The strategic framework of the Planning Scheme sets the policy direction for the planning scheme 
and forms the basis for ensuring appropriate development occurs within the planning scheme area 
for the life of the planning scheme.  

For the purpose of describing the policy direction for the planning scheme, the strategic framework 
is structured in the following way: 

a) the strategic intent; 
b) the strategic framework structure; 
c) the following themes that collectively represent the policy intent of the scheme: 

i. settlement pattern; 
ii. environment and landscape values; 
iii. natural resource management; 
iv. strong communities and identity; 
v. economy; 
vi. infrastructure and transport. 

d) the strategic outcome(s) proposed for development in the planning scheme area for each 
theme; 

e) the element(s) that refine and further describe the strategic outcome(s); 
f) the specific outcomes sought for each, or a number of, elements; 
g) the land use strategies for achieving these outcomes. 

The proposed substation upgrade best aligns with the infrastructure and transport theme under the 
strategic framework and more specifically, the element of energy, as the development optimises the 
electricity network for the community. 

The below extract from the Planning Scheme outlines the specific outcomes under the element of 
energy for the overarching infrastructure and transport theme.  

3.9.2 Element – Energy 

3.9.2.1 Specific outcomes 
1) The energy needs of the Shire are met in a manner that minimises impacts on the health of 

the surrounding communities, natural environments and scenic amenity, and wherever 
possible, supports low emission and/or renewable energy sources. 
 

2) Renewable energy facilities, such as small-scale wind turbine generators and solar panels 
can connect to an existing, nearby high voltage electricity network (with adequate capacity) 
without significant environment, social or amenity impact. 
 

3) Energy infrastructure in urban development areas is located, designed and constructed to 
ensure continuing functioning after severe natural hazard events. 



 

15 
 

4) The paradox of polluting fuel-based power generation and the pristine World Heritage setting 
of the Daintree rainforests, north of the Daintree River is acknowledged. Proposals to extend 
electricity supply to properties north of the Daintree River take into account the sensitive 
environmental characteristics of the area, the fact that it is an area that is largely of world 
heritage significance and the climatic risks impacting the area such as cyclones and other 
weather events, all of which will influence decisions about the nature and scale of the 
electricity supply infrastructure which may be provided. 

The proposed substation upgrade primarily addresses specific outcomes 1 and 3 under the element 
of energy for the overarching infrastructure and transport theme. 

The substation upgrade achieves the Shire’s energy needs in a manner that minimises impacts on 
the health of surrounding communities, natural environments, and scenic amenity by being a like-
for-like replacement of the already-established Mossman Substation. Works are limited to the 
existing hardstand area on site, protecting current scenic amenity and natural environment. No new 
emissions are generated by the proposed upgrade, ensuring no health impacts on surrounding 
communities. 

Specific outcome 3 for the element of energy is addressed by the proposal as upgrade works replace 
and strengthen dated infrastructure for increased functionality and reliability, particularly after severe 
natural hazard events. 

5.2. Zone 

The subject site is identified as being within the Special Purpose Zone under the Planning Scheme.  

The purpose of the Special Purpose Zone is to provide for public uses that are owned or operated 
by a government statutory authority, government owned corporations, local government or private 
organisation in the course of a public utility undertaking, such as a defence establishment, airport 
sea ports, rail line, rail station, or the provision of water supply, sewerage, electricity, gas, 
telecommunications, transport, drainage or other like services. 

The proposed substation upgrade aligns with the purpose of the Special Purpose Zone as the 
development provides electricity services for public use. 

5.3. Defined Land Use 

It has been determined the proposed substation upgrade is best categorised as both a substation 
and major electricity infrastructure as per Schedule 1 of the Planning Scheme. Table SC1.1.b — Use 
definitions defines a substation and major electricity infrastructure as, 

Substation – “Premises forming part of a transmission grid or supply network under the Electricity 
Act 1994, and used for:  

(a) converting or transforming electrical energy from one voltage to another 
(b) regulating voltage in an electrical circuit  
(c) controlling electrical circuits  
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(d) switching electrical current between circuits; or  
(e) communication facilities for “operating works” as defined under the Electricity Act 1994 or for 

workforce operational and safety communications.” 

Major electricity infrastructure – “All aspects of development for either the transmission grid or 
electricity supply networks as defined under the Electricity Act 1994. The use may include ancillary 
telecommunication facilities.” 

An example of major electricity infrastructure includes powerlines greater than 66kV. 

5.4. Level of Assessment 

In accordance with the Planning Scheme Tables of Assessment under Part 5, a substation and major 
electricity infrastructure are determined code assessable. 

5.5. Overlays 

The following overlays have been identified over this site. Comments regarding their applicability to 
the proposal are also included in the below table. 

A full copy of the proposal’s compliance against applicable overlay benchmark codes can be viewed 
in Appendix D.   

Table 1  Applicable Planning Scheme Overlays 

OVERLAY APPLICABILITY 

Landscape values overlay Not Applicable – Code is not triggered under Part 5. 

Natural areas overlay Applicable – An assessment against the natural areas 
overlay code has been included at Appendix D 

Transport network (road hierarchy) 
overlay 

Applicable – An assessment against the Transport network 
overlay code has been included at Appendix D 

 

5.6. Planning Scheme Assessment Benchmarks 

The following codes have been identified as relevant to the proposed development under Part 5 of 
the Planning Scheme: 

 

 

 

 

 



 

17 
 

Table 2  Applicable Planning Scheme Overlays 

  USE 

  Substation Major Electricity 
Infrastructure 

Zone Code Special purpose zone code X X 

Local Plan Code N/A   

Overlay Codes Natural areas overlay code X X 

Transport network overlay code X X 

Use Codes Caretaker’s accommodation code  X 

Other Development 
Codes 

Access, parking and service code X X 

Environmental performance code X X 

Infrastructure works code X X 

Landscaping code X X 

Vegetation management code X X 

 
These codes have been addressed within the code assessment tables included at Appendix D. 
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6.Conclusion 

This report accompanies an application by Energy Queensland seeking approval for a Development 
Permit for a Material Change of Use for a substation and major electricity infrastructure. 

This town planning report has assessed the proposed development against the Planning Scheme 
and other relevant assessment benchmarks, making the application subject to code assessment. 

Having considered the current use on site, the assessment benchmarks across state, regional and 
local planning provisions as applicable to the development, we confirm the proposed development 
complies with the provisions of the Planning Scheme. As such, we recommend this application be 
approved by Council subject to reasonable and relevant conditions.  
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Appendices 

�x Appendix A – Title Search 

�x Appendix B – Landowner’s Consent 

�x Appendix C – Architectural Plans  

�x Appendix D – Planning Scheme Codes 

�x Appendix E – Pre-Application Referral Agency Response - 

Ergon 



6.2.12 Special purpose zone code  

6.2.12.1 Application  

1) This code applies to assessing development in the Special purpose zone.  
 

2) When using this code, reference should be made to Part 5.  

6.2.12.2 Purpose  

1) The purpose of the Special purpose zone code is to provide for public uses that are owned or operated by a government statutory authority, 
government owned corporations, local government or private organisation in the course of a public utility undertaking, such as a defence 
establishment, airport sea ports, rail line, rail station, or the provision of water supply, sewerage, electricity, gas, telecommunications, transport, 
drainage or other like services.  
 

2) Development is buffered from encroachment by incompatible uses. 
 

3) The zone may also provide for special development areas.  
 

4) The local government purpose of the code is to:  
a. implement the policy direction set in the Strategic Framework, in particular:  

i. Theme 6 : Infrastructure and transport, Element 3.9.2 – Energy, Element 3.9.3 – Water and waste management, Element 3.9.4 – 
Transport, Element 3.9.5 – Information technology.  

b. facilitate the on-going operation of public utilities.  
 

5) The purpose of the code will be achieved through the following overall outcomes:  
a. Special uses and works that are owned or operated by federal, state or local government are facilitated.  
b. Development is located appropriately for the type of special purpose and is generally consistent in scale, height and bulk with that of 

surrounding development.  
c. Special purpose uses are protected by excluding development that could limit the ongoing operation of existing special purpose uses or 

prejudice appropriate new activities.  

 

 

 

 



6.2.12.3 Criteria for assessment  

Table 6.2.12.3.a – Special purpose zone code – assessable development 

Performance outcome Acceptable outcome Compliance / Representations 

For self-assessable and assessable development 

PO1 
The height of all buildings and structures must 
be in keeping with the intended character of the 
area, in particular the height of buildings must 
not detrimentally affect the amenity of any land 
containing uses associated with the following: 

(a) the Accommodation activity group; 
(b) the Sensitive land use activity group. 

AO1 
Buildings and structures are not more than 8.5 
metres and 2 storeys in height. 
 
Note – Height is inclusive of roof height. 

Proposal Complies 

Building and structure upgrades are proposed in the 
location of the current hardstand area and result in 
minimal noticeable changes to the existing 
substation configuration. 

The current character of the area is therefore 
maintained, and no detrimental amenity issues will 
be created for neighbouring sites. It is further noted 
that no nearby accommodation activity group uses 
exist and the closest sensitive land use is suitably 
screened from the substation site. 

PO2 
Buildings and structures are setback to maintain 
the character of the surrounding area, in 
particular setbacks must not detrimentally affect 
the amenity of any land use associated with: 

(a) the Accommodation activity group; 
(b) the Sensitive land use activity group. 

AO2 
Buildings and structures are setback not less 
than: 

(a) 6 metres from any road frontage(s); 
(b) 4.5 metres from any side or rear 

boundaries common with any land use 
associated with the Accommodation 
activity group; 

(c) 6 metres from any side or rear boundaries 
common with any land use associated 
with the Sensitive land use activity group. 

Proposal Complies 

As above (in response to PO1). 

PO3 
Areas used for vehicle parking are setback to 
ensure that a high standard of amenity is 
provided to the streetscape and any land use 
associated with the Accommodation activity 
group and/or the Sensitive land use activity 

AO3 
Areas used for vehicle parking are setback not 
less than: 

(a) 2 metres from any road frontage(s); 
(b) 4.5 metres from any side or rear 

boundaries common with any land use 

Proposal Complies 

The development only requires periodic visitation by 
authorised persons for maintenance and is 
otherwise restricted to the public. Occasional staff 
visitation to the site will occur in a domestic-sized 



Performance outcome Acceptable outcome Compliance / Representations 

group. associated with the Accommodation 
activity group and / or the Sensitive land 
use activity group. 

(c) 1 metre from any other boundary. 

vehicle that will be parked so as not to impede on 
existing the existing amenity and streetscape. 

It is further noted that no nearby accommodation 
activity group uses exist and the closest sensitive 
land use is suitably screened from the substation 
site. 

PO4 
The setbacks for areas used for vehicle parking 
are provided with landscape planting and other 
visual screening to enhance the appearance of 
the site and to provide a buffer to any land 
associated with the Accommodation activity 
group and/or the Sensitive land use activity 
group. 

AO4.1 
The setback areas nominated in AO3 within this 
code are provided with landscape planting that: 

(a) provides an effective visual screen; 
(b) is maintained at all times. 

 
AO4.2 
Common boundaries with any land use associated 
with the Accommodation activity group and / or the 
Sensitive land use activity group are provided with 
a minimum 1.8 metre high screen fence or wall 
constructed of durable materials. 
 

Proposal Complies 

As above (in response to PO3). 

For assessable development 

PO5 
The establishment of uses is consistent with the 
outcomes sought for the Special purpose zone 
and protects the zone from the intrusion of 
inconsistent uses. 

AO5 
Uses identified in Table 6.2.12.3.b are not 
established in the Special purpose zone. 

Proposal Complies  

The proposed development is not a use identified in 
Table 6.2.12.3.b. 

PO6 
Buildings and structures adjacent to any land 
use associated with the Accommodation activity 
group and/or the Sensitive activity group are 
designed and operated to maintain the 
character and amenity of the surrounding area 
taking into account: 

(a) noise; 
(b) dust; 

AO6 
No acceptable outcomes are prescribed. 

Proposal Complies 

N/A – The proposed development does not adjoin 
any land associated with the Accommodation 
activity group and/or the Sensitive activity group. 



Performance outcome Acceptable outcome Compliance / Representations 

(c) light; 
(d) odours; 
(e) electrical interference; 
(f) appearance; 
(g) streetscape. 

PO7 
All lots must be of suitable dimensions to 
accommodate the intended land use. 

AO7 
No acceptable outcomes are prescribed. 

Proposal Complies 

All lots are of suitable dimensions to suitably 
accommodate the proposed development. 

PO8 
Surplus land to be disposed of for other 
purposes must comply with the minimum lot 
size and dimensions specified in the equivalent 
zone to the intended likely land use. 
 
Note – If surplus land is to be used for Low density 
residential land use purposes, the proposed lot 
reconfiguration must comply with the Performance 
Outcome specified in the Low density residential 
zone. 

AO8 
No acceptable outcomes are prescribed. 
 

Proposal Complies 

N/A – the proposed development does not generate 
any surplus land. 

 

 

 

 

 

 

 

 

 

 



Table 6.2.12.3.b — Inconsistent uses within the Special purpose zone 

 

Note - This table does not imply that all other uses not listed in the table are automatically consistent uses within the zone. Assessable development must still demonstrate 
consistency through the assessment process. 



8.2.7 Natural areas overlay code 

8.2.7.1 Application  

1) This code applies to assessing a material change of use, reconfiguring a lot, operational work or building work within the Natural areas overlay, if: 
a. self-assessable or assessable development where the code is identified as being applicable in the Assessment criteria for the Overlay Codes 

contained in the Levels of Assessment Tables in section 5.6; 
b. impact assessable development. 

 
2) Land in the Natural areas overlay is identified on the Natural areas overlay map in Schedule 2 and includes the following sub-categories: 

a. MSES – Protected area; 
b. MSES – Marine park; 
c. MSES – Wildlife habitat; 
d. MSES – Regulated vegetation; 
e. MSES – Regulated vegetation (intersecting a Watercourse); 
f. MSES – High ecological significance wetlands; 
g. MSES – High ecological value waters (wetlands); 
h. MSES – High ecological value waters (watercourse); 
i. (MSES – Legally secured off set area. 

Note – MSES = Matters of State Environmental Significance. 

3) When using this code, reference should be made to Part 5. 

8.2.7.2 Purpose  

1) The purpose of the Natural areas overlay code is to: 
a. implement the policy direction in the Strategic Framework, in particular: 

i. Theme 2: Environment and landscape values, Element 3.5.3 Biodiversity, Element 3.5.4 Coastal zones; 
ii. Theme 3: Natural resource management Element 3.6.2 Land and catchment management, Element 3.6.3 Primary production, 

forestry and fisheries. 
b. enable an assessment of whether development is suitable on land within the Biodiversity area overlay sub-categories. 

 
2) The purpose of the code will be achieved through the following overall outcomes: 

a. development is avoided within: 
i. areas containing matters of state environmental significance (MSES); 
ii. other natural areas; 
iii. wetlands and wetland buffers; 



iv. waterways and waterway corridors. 
b. where development cannot be avoided, development: 

i. protects and enhances areas containing matters of state environmental significance; 
ii. provides appropriate buffers; 
iii. protects the known populations and supporting habitat of rare and threatened flora and fauna species, as listed in the relevant State 

and Commonwealth legislation; 
iv. ensures that adverse direct or indirect impacts on areas of environmental significance are minimised through design, siting, 

operation, management and mitigation measures; 
v. does not cause adverse impacts on the integrity and quality of water in upstream or downstream catchments, including the Great 

Barrier Reef World Heritage Area; 
vi. protects and maintains ecological and hydrological functions of wetlands, waterways and waterway corridors; 
vii. enhances connectivity across barriers for aquatic species and habitats; 
viii. rehabilitates degraded areas to provide improved habitat condition, connectivity, function and extent; 
ix. protects areas of environmental significance from weeds, pests and invasive species. 

c. strategic rehabilitation is directed to areas on or off site, where it is possible to achieve expanded habitats and increased connectivity. 

8.2.7.3 Criteria for assessment  

Table 8.2.7.3.a – Natural areas overlay code – assessable development 

Performance outcome Acceptable outcome Compliance / Representations 

For self-assessable and assessable development 

Protection of matters of environmental significance 

PO1 
Development protects matters of 
environmental significance. 
 

AO1.1 
Development avoids significant impact on the 
relevant environmental values. 
 
or 
 
AO1.2 
A report is prepared by an appropriately qualified 
person demonstrating to the satisfaction of the 
assessment manager, that the development site 
does not contain any matters of state and local 
environmental significance. 
 

Proposal Complies 

Vegetation to be removed on site is predominantly 
non-native regrowth that is not recognised as 
sustaining any significant ecological values, 
functions, or processes. This includes no observed 
fauna habitat or movement corridors, and no 
connection to wetlands or waterways.  

As the vegetation exists on flat land surrounded by 
built form, it does not contribute the significant 
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