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Prepared for: 
The Salvation Army / Douglas Shire Council 
C/- PO Box 1619, Cairns, Qld, 4870 

Prepared by: 
Cardno HRP 

 

The client may use this document only for the purpose for which it was 
prepared. No third party is entitled to use or rely on this document. 
 
This report is based on our opinion of the town planning issues that arise 
from the statutory provisions relating to this site. Comments and 
conclusions in or construed from this report relating to matters of law are 
not to be relied upon. You should only rely upon the advice of your 
professional legal advisors with respect to matters of law. This report is 
provided on the basis that our standard Terms and Conditions apply.  For 
a copy, please contact us or visit 
http://www.hrppc.com.au/TermsConditions. Our report is based on 
information made available by the client. The validity and 
comprehensiveness of supplied information has not been independently 
verified and, for the purposes of this report, it is assumed that the 
information provided to Cardno HRP is both complete and accurate. 
Whilst, to the best of our knowledge, the information contained in this 
report is accurate at the date of issue, changes may occur to the site 
conditions, the site context or the applicable planning framework. This 
report should not be used after any such changes without consulting the 
provider of the report or a suitably qualified person. 
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Executive Summary 

1.1 Site Details 

Site Details  

Address Johnston Road, Mossman Gorge 

RPD Lot 1 SP150474 

Owner  Douglas Shire Council 

(Refer to Appendix A - Current Title Search) 

Locality Mossman & Environs 

Zoning Community and Recreational Facilities 

Overlays Acid Sulfate Soils 

Natural Hazards (Bushfire Risk: Low and medium risk) 

Site Area  4.378ha 

 

1.2 Application Details 

Application Details  

Development Type  Material Change of Use (Development permit and s241 preliminary approval) 

 Reconfiguring a Lot (Development permit) 

Level of Assessment Code assessment (all) 

Proposal Summary Material Change of Use to facilitate the establishment of Stage 1 of the Mossman and 
District Aged Care Precinct, being a 42-bed Retirement facility; 

Preliminary approval (in accordance with s.241 of the SPA) for a Material Change of Use 
(Retirement facility) for the balance portion; 

Reconfiguring a Lot (one lot into two lots) 

Defined Land Use Material Change of Use: Retirement Facility 

Referral – Concurrence Nil 

Referral – Advice Nil 

Applicant The Salvation Army / Douglas Shire Council C/- Cardno HRP 

Applicant’s 
Representative 

Dominic Hammersley 

Reference HRP15394 
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2 Introduction 

This Town Planning report accompanies a Development Application with respect to land located at Johnston 

Road, Mossman Gorge (refer to Figure 1 – Location Plan). 

The Salvation Army / Douglas Shire Council is seeking development permits and preliminary approval for the 

following: 

 Material Change of Use to facilitate the establishment of Stage 1 of the Mossman and District Aged 

Care Precinct, being a 42-bed Retirement facility; 

 s241 preliminary approval for a Material Change of Use (Retirement facility) for the balance portion 

identified as ‘Future Retirement Facility Development’; 

 Reconfiguring a Lot (one lot into two lots) to facilitate the Retirement facility of Stage 1 of the 

Mossman and District Aged Care Precinct being wholly within its own lot. 

The proposal is assessable development under the Douglas Shire Planning Scheme 2006 (‘the Planning 

Scheme’) (including all amendments current to 11 January 2013). The planning scheme requires Code 

Assessable development applications for the above aspects of development. 

Section 313 of the Sustainable Planning Act 2009 (“the SPA”) prescribes the requirements for Code 

Assessment. 

Section 6 – Summary of Compliance of this report provides a summary of the proposed development’s 

compliance with the applicable provisions of the Douglas Shire Council Planning Scheme (2006). 

 

  



Town Planning Report 
Johnston Road, Mossman Gorge  

HRP15394 Cardno HRP 8 

3 Site Details and Characteristics  

3.1 Site Details 

3.1.1 Location 

The subject site is situated at Johnston Road, Mossman Gorge and is located within the Community and 

Recreational Facilities Planning Area of the Mossman & Environs Locality. 

3.2 Site Characteristics 

3.2.1 Current Use of the Site 

The site is currently vacant. 

3.2.2 Road Frontages 

The subject site has direct frontage to Johnston Road, to which Douglas Shire Council is Road Manager. 

3.2.3 Ownership 

The registered owner of the lot is Douglas Shire Council. Refer to Appendix A – Current Title Search for 

details. 

3.2.4 Easements 

The subject site is not burdened by any easements. Refer Appendix A– Current Title Search and 

Appendix B – Registered Survey Plan and Smart Map for details. 

3.2.5 Existing Significant Vegetation and Waterway Values 

The site includes areas mapped as containing Regulated Vegetation (Category B) refer Appendix C – State 

Mapping Searches. 

3.2.6 Surrounding Land Uses and Zoning 

Table 3 below outlines the various land uses and zones of the properties surrounding the subject lot. 

Table 3 - Surrounding land uses and Zoning 

Direction Zoning Land use 

North Community and 

Recreational Facilities 

Sporting oval 

East Community and 

Recreational Facilities 

Mossman hospital 

South Residential 1 Residential development (large homesites) 

West Conservation Riparian corridor 

3.2.7 Access 

The site currently gains access informally from Johnston Road (Council controlled). 

3.2.8 Existing Infrastructure and Services 

Table 4 provides a description of the location of existing services on-site. 

 

 

 

 

 

 

 



Town Planning Report 
Johnston Road, Mossman Gorge  

HRP15394 Cardno HRP 9 

 Table 4 – Existing Service Location 

Water The subject site is not connected to Council reticulated water. It is understood that 

a 150mm water main is located adjacent the site on the opposite side of Johnston 

Road. 

Sewerage The subject site is not connected to Council’s sewer system. It is understood that a 

150mm sewer main is located adjacent the site on the opposite side of Johnston 

Road.  

Stormwater Existing stormwater drainage infrastructure is located within the locality.  

Electricity Existing overhead electricity is provided along Johnston Road. 

Access Current access to the site is provided via Johnston Road. 

Roads The subject site has direct frontage to Johnston Road. 

An Electrical Services Report (prepared by Sequal Consulting Group) and advice regarding sewer and water 

infrastructure (prepared by H20 Consultants) are provided at Appendices D and E. 

3.2.9 Site Contamination 

On 16 December 2016 a search of the Environmental Register and Contaminated Land Register was 

executed, which confirmed that the subject site is not included in either register. 

Refer to Appendix F – Searches CLR & EMR for details. 

3.2.10 Topography 

The site is predominantly flat. 
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4 Proposed Development 

4.1 Application Particulars 

Application Particulars  

Development Type  Material Change of Use (Development permit and s241 preliminary approval) 

 Reconfiguring a Lot (Development permit) 

Level of Assessment Code Assessment (all) 

Proposal Summary Material Change of Use to facilitate the establishment of Stage 1 of the Mossman and 
District Aged Care Precinct, being a 42-bed Retirement facility; 

S241 preliminary approval for a Material Change of Use (Retirement facility) for the 
balance of the Mossman and District Aged Care Precinct Master Plan; 

Reconfiguring a Lot (one lot into two lots) 

Referral – Concurrence N/A  

Referral – Advice N/A 

4.2 Proposal Description 

The development permit(s) and preliminary approval sought within this combined development application 

seek to realise the Mossman and District Aged Care Precinct (‘the Aged Care Precinct’); a joint project 

between the Salvation Army and Douglas Shire Council. 

The development includes Stage 1 of the Aged Care Precinct, which is a 42-bed Retirement facility that forms 

the subject of the Material Change of Use (Retirement facility) aspect of this development application.  This 

stage of the development is also to be known as the ‘Mossman Aged Care Plus Centre’. 

The future stages of the Retirement facility are the subject of the preliminary approval aspect of this 
development application, and will be undertaken in the area identified as ‘Future Retirement Facility 
Development’ and on land located to the north of Stage 1, as identified on the Site Plan provided at 
Appendix G – Architectural Plans. Refer to section 4.4 of this report for further detail on future stages. 

It is proposed within this combined development application that Stage 1 of the Retirement facility be located 
wholly within its own lot. Accordingly, this development application also seeks a development permit for 
Reconfiguring a Lot (one lot into two lots). 

Detailed plans for Stage 1 of the Mossman Aged Care Plus Centre are provided at Appendix G. 

4.3 Retirement facility (Stage 1) 

The Retirement facility proposed as Stage 1 of the Precinct comprises the following: 

- A total Gross Floor Area (GFA) of 3,066m2 
- 42-beds, across two (2) wings; each wing incorporating a terrace, living areas, dining room, kitchen 

and staff area; 
- 5,976m2 of Private Open Space (POS) 
- An operational hub including staff rooms, meeting rooms, laundry, kitchen and the like, located 

between the two residential wings; and 
- Ancillary facilities for residents including coffee servery fronting a terrace, hair salon and chapel. 

Refer to the Architectural plans provided at Appendix G, for further detail on Stage 1 - Retirement facility. 

4.3.1 Access and Car Parking 

Dual access from Johnston Road is proposed to the Mossman Aged Care Plus Centre, to facilitate a 
utility/staff access and a separate general public / resident access. Access roads to service Stage 1 will be 
designed and constructed as part of the Operational Works / Building Works stage for the development. 
 
We note that for Stage 1 it is not proposed to construct a public access road to the east of Stage 1 (within 
the proposed easement); this is instead intended to be opened as a public road as part of the development 
of the balance portion the subject of the preliminary approval.  However, the Salvation Army intend to 
undertake construction of what is essentially a driveway to partial road standard (including intersection 
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treatment) in accordance with FNQROC to limit any construction impact(s) associated with the ultimate 
future development of the balance portion. 

14 car parking spaces have been provided to the Retirement facility, located east of the core buildings, as 

follows: 

- Nine (9) car parking spaces located in the main park; and 
- Five (5) staff car parks located in the staff car park. 

Car parking requirements have been calculated on the basis that no dwelling units are proposed within the 
facility and that up to 10 staff members will staff the facility at any one time. Further detail on car parking 
provision is provided at Appendix I. 

Refer to the Architectural plans provided at Appendix G, for further detail on proposed access and car 
parking for Stage 1 - Retirement facility. 

4.3.2 Flooding and Development Levels 

A Flood Study of Marrs Creek was undertaken by Cardno 17 March 2008 (‘the Flood Study’) with regard to 
an Aged Care Facility previously proposed over the same site (of similar size and scope). The aim of the 
Flood Study was to: 

 Calculate the 100 year flood levels in the creek adjacent to the site; and 

 Determine the impact of the proposed filling of the subject site on flood levels in adjacent properties. 

The results of the analysis show that the proposed filling results in an increase in the 100 year flood level in 

Marrs Creek adjacent to the subject site of 100-200 mm. The increase in the rural land further to the west is 

generally 50-100 mm. The proposed filling also results in a decrease in the 100 year flood level in Marrs 

Creek downstream of the Mossman showgrounds of up to 100 mm. 

Flood immunity to the development is proposed to be achieved via the siting of the facility on the highest 

portion of the subject site, being the south west corner of the site. Further, operational works in association 

with Stage 1 of the Precinct will ensure that the Retirement facility has immunity (and required freeboard) 

from flooding associated with an ARI 200 year event, in accordance with the recommendations of the 

Queensland Urban Drainage Manual (QUDM) for aged care housing.  

It is proposed that Council apply reasonable and relevant conditions for the undertaking of further flood 

analysis prior to or as part of a future Operational Works development application.  However, for the 

purposes of this development application the information contained within the Flood Study is considered 

sufficient in demonstrating that the proposed development does not have unacceptable impact(s) on land for 

other than natural or rural activities. 

Refer to the Engineering Report provided at Appendix H for further detail regarding flooding at the subject 

site. 

4.3.3 Stormwater Management 

It is proposed to collect the stormwater runoff from all roads, car parks and roofs via an underground 

stormwater network. Landscaped areas and lawns will be shaped to dissipate water via sheet flow as is 

currently occurring. 

LIDAR survey indicates that a section of Marrs Creek passes within the site boundary towards the south 

western corner of the site. Stormwater runoff collected in underground drainage system(s) within the 

proposed development is proposed to discharge into the creek at this location. 

Flows will be dissipated via an appropriate system such as a rock pad prior to discharge into the creek to 

prevent erosion issues from concentrated flows. 

Stormwater quality management will be undertaken in accordance with the requirements of the FNQROC 

Development Manual. 

Refer to the Engineering Report provided at Appendix H for further detail regarding Stormwater 

Management. 
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4.3.4 Traffic 

A Traffic Impact Assessment (TIA) has been undertaken with respect to the Stage 1 Retirement facility, to 

assess the potential impacts of the proposed development on existing transport infrastructure. 

The results of the TIA are provided at Appendix H. 

4.3.5 Landscaping 

Landscaping will be provided to contribute to the appearance and amenity of the development in accordance 

with the Landscaping plans provided at Appendix G. 

4.3.6 Infrastructure Services 

The site is able to be connected to all urban infrastructure services. An Electrical Services Report (prepared 

by Sequal Consulting Group) and advice regarding existing sewer and water infrastructure (prepared by H20 

Consultants) is provided at Appendices D and E. 

Connections to infrastructure will be provided at Operational Works Stage(s) of the proposed development.  

4.3.7 Adopted Infrastructure Charges 

It is understood that under Douglas Shire Council’s Adopted Infrastructure Charges Resolution (that took 

effect from 1 July 2015), infrastructure charges are payable for the increase in demand generated by the 

proposed Retirement facility and for Reconfiguring a Lot.  

We note however that the proposed development is to be undertaken in conjunction with a charitable 

organisation (being the Salvation Army) and accordingly, the Applicant intends to enter into an infrastructure 

charges agreement with Council. 

4.4 Retirement facility (Preliminary Approval)  

The preliminary approval aspect of the development is for Retirement facility; and as yet plans have not been 

prepared.  However, it is intended that this aspect of the development comprise a range of dwelling types for 

retirement living, including attached and detached housing product.  It is also anticipated that the Retirement 

facility on the balance portion will include supporting recreation and other activities. 

4.5 Reconfiguring a Lot  

The development includes the Reconfiguring a Lot of one lot into two lots.   

Proposed Lot 1 is described as Stage 1 and comprises a total area of 13,935m2.  

Proposed Lot 2 is described as Stage 2 and comprises a total area of 29,845m2 and contains an easement, 

benefiting Proposed Lot 1 for the purposes of a secondary vehicular access; which is intended to convert to 

public road as part of the future Retirement facility development on Proposed Lot 2. 

Each lot will be provided with access from Johnston Road. 
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5 Statutory Town Planning Framework 

5.1 Introduction 

This section of the town planning report explains the applicable components of the statutory town planning 

framework and their relevance to the proposed development. 

5.2 Sustainable Planning Act 2009 

The Sustainable Planning Act 2009 (the SPA) is the statutory instrument for the State of Queensland under 

which, amongst other matters, development applications are assessed by local governments. 

The SPA delivers an Integrated Development Assessment System (IDAS) for integrating State and local 

government assessment and approval processes for development. Relevant stages in the IDAS process 

including referral and public notification are addressed below. 

5.2.1 Material Change of Use 

This development application seeks a development permit and preliminary approval for a Material Change of 

Use (Retirement facility). Section 10 of the SPA describes material change of use (emphasis added) as: 

(a) the start of a new use of the premises; or 

(b) the re-establishment on the premises of a use that has been abandoned; or 

(c) a material increase in the intensity or scale of the use of the premises. 

As per the Inner Suburbs – District Assessment Tables for Initial Level of Assessment – Material Change of 

Use, a Material Change of Use (Multiple dwelling) is code assessable. 

5.2.2 Reconfiguring a Lot 

This development application seeks a development permit for Reconfiguring a Lot. Section 10 of the SPA 

describes reconfiguring a lot (emphasis added) as: 

(a) creating lots by subdividing another lot; or 

(b) amalgamating 2 or more lots; or 

(c) rearranging the boundaries of a lot by registering a plan of subdivision; or 

(d) dividing land into parts by agreement rendering different parts of a lot immediately available for 

separate disposition or separate occupation, other than by an agreement that is— 

(i) a lease for a term, including renewal options, not exceeding 10 years; or 

(ii) an agreement for the exclusive use of part of the common property for a community titles scheme 

under the Body Corporate and Community Management Act 1997; or 

(e) creating an easement giving access to a lot from a constructed road. 

5.2.3 Code Assessment 

The planning framework relevant to assessing the development application at the time of lodgement 

comprises the SPA and the Douglas Shire Council Planning Scheme (2006). 

Section 238 of the SPA prescribes that a development permit is necessary for assessable development, as 

declared under the relevant planning scheme. 

In this instance, a Code Assessable development application is required (for all types of development) to be 

made to the assessment manager to acquire the necessary development permit (refer to section 5.6 of this 

report). 

Section 313 of SPA set out the provisions for assessment managers to assess code assessable applications 

as follows: 

‘(2) The assessment manager must assess the part of the application against each 

of the following matters or things to the extent the matter or thing is relevant to 

the development— 

(a)  the State planning regulatory provisions; 
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(b)  the regional plan for a designated region, to the extent it is not identified in 

the planning scheme as being appropriately reflected in the planning 

scheme; 

(c)  if the assessment manager is not a local government—the laws that are 

administered by, and the policies that are reasonably identifiable as 

policies applied by, the assessment manager and that are relevant to the 

application; 

(d)  State planning policies, to the extent the policies are not identified in— 

(i)  any relevant regional plan as being appropriately reflected in the 

regional plan; or 

(ii)  the planning scheme as being appropriately reflected in the planning 

scheme; 

(e)  any applicable codes in the following instruments— 

 (i) a structure plan; 

 (ii) a master plan 

 (iii) a temporary local planning instrument; 

 (iv) a preliminary approval to which section 242 applies; 

 (v) a planning scheme; 

(f)  if the assessment manager is an infrastructure provider – an adopted 

infrastructure charges resolution or the priority infrastructure plan. 

(3)  In addition to the matters or things against which the assessment manager must 

assess the application under subsection (2), the assessment manager must 

assess the part of the application having regard to the following— 

(a)  the common material; 

(b)  any development approval for, and any lawful use of, premises the subject 

of the application or adjacent premises; 

(c)  any referral agency’s response for the application. 

(d) the purposes of any instrument containing an applicable code. 

(4) If the assessment manager is not a local government, the laws that are 

administered by, and the policies that are reasonably identifiable  as  policies  

applied  by,  the  assessment  manager and  that  are  relevant  to  the  application,  

are  taken  to be  applicable  codes  in  addition  to  the  applicable  codes 

mentioned in subsection (2)(c) or (e). 

(5)  The assessment manager must not assess the application against, or having 

regard to, anything other than a matter or thing mentioned in this section. 

(6)  Subsection (2)(a), (b) and (d) does not apply for the part of an application 

involving assessment against the Building Act.’ 

According to Section 326 of the SPA: 

‘(1) The assessment manager’s decision must not conflict with a relevant instrument 

unless— 

(a)  the conflict is necessary to ensure the decision complies with a State 

planning regulatory provision; or  

(b)  there are sufficient grounds to justify the decision, despite the conflict; or 

(c)  the conflict arises because of a conflict between—  

(i)  2 or more relevant instruments of the same type, and the decision 

best achieves the purposes of the instruments; or 
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(ii)  2 or more aspects of any 1 relevant instrument, and the decision 

best achieves the purposes of the instrument.’ 

At the time of the lodgement of the development application, the common material comprises the application 

material only.  The application material includes an assessment of the proposed development against the 

relevant planning documents and the assessment criteria of the SPA.  However, information arising from the 

subsequent Information and Referral Stage will also form part of the common material to be assessed by 

Council. 

5.2.4 Referral 

Section 254 of the SPA states that: 

“A referral agency has, for assessing and responding to the part of an application 

giving rise to the referral, the jurisdiction or jurisdictions prescribed under a regulation.” 

Section 13 of the Sustainable Planning Regulation 2009 (“SPR”) explains that: 

“For sections 250(a), 251(a) and 254(1) of the Act — 

(a)  schedule 7, column 2 states the referral agency, and whether it is an advice 

agency or a concurrence agency, for the development application mentioned in 

column 1; and 

(b)  schedule 7, column 3 states the jurisdiction of the referral agency mentioned in 

column 2.” 

A review of the proposed development against Schedule 7 of the SPA is provided at section 5.4 of this 

report. 

5.2.5 State Planning Regulatory Provisions 

State planning regulatory provisions are planning instruments that the planning Minister can introduce. State 

Planning Regulatory Provisions affect the operation of a planning scheme. They provide a single overarching 

planning instrument that can be applied in a range of circumstances, with the ability to regulate and prohibit 

development. 

The table below shows the current State Planning Regulatory Provisions. State Planning Regulatory 

Provisions developed under the Integrated Planning Act 1997 remain current under the Sustainable Planning 

Act 2009. 

Table 5-1 Table 14:  State Planning Regulatory Provisions  

Policy Number Current State Planning Regulatory Policy Applicable to Proposed 
Development 

Oct 2013 Draft amendment to the South East Queensland 
Regional Plan 2009-2031 State planning regulatory 
provisions 

No 

Sep 2013 Guragunbah State Planning Regulatory Provision No 

June 2011 State planning regulatory provision (adopted charges) Yes 

Nov 2011 Yeerongpilly Transit Oriented Development State 
Planning Regulatory Provision  

No 

Oct 2010 Off-road motorcycling facility on State-owned land at 
Wyaralong 

No 

July 2010 State Planning Regulatory Provisions (Adult stores) No 

May 2010 South East Queensland Koala Conservation State 
Planning Regulatory Provisions  

No 

 

On 1 July 2015, Douglas Shire Council adopted the Adopted Infrastructure Charges Resolution 2015 (‘AICR’) 
which applies the SPRPs to infrastructure charges for all development. Accordingly, charges relating to 
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material change of use of a lot and for reconfiguring a lot are to be calculated in accordance with Council’s 
AICR.  

5.3 State Planning Policy 

Section 313 of the SPA details that when assessing a Code Assessable application the assessment 

manager must have regard to: 

‘… 

(d) State planning policies, to the extent the policies are not identified in— 

(i) any relevant regional plan as being appropriately reflected in the regional plan; or 

(ii) the planning scheme as being appropriately reflected in the planning scheme; 

…’ 

The State Planning Policy (the SPP) commenced on 1 July 2014 and replaced the SPP which was released 

on 2 December 2013. The SPP is a broad and comprehensive statutory planning instrument, which enables 

development, protects our natural environment and allows communities to grow and prosper.  

The State Interests identified in the SPP are the following: 

 

Figure 1:  Matters of State interest 

The SPP applies to the:  

(1) making or amending of a planning scheme, and  

(2) designation of land for community infrastructure by a Minister, and  

(3) making or amending of a regional plan, and  

(4) assessment of a development application mentioned in Part E, to the extent the SPP has not 

been identified in the planning scheme as being appropriately integrated in the planning scheme, 

and  

(5) carrying out of self-assessable development mentioned in Part F. 

Although the Douglas Shire Council Planning Scheme, Amended 11 January 2013 identifies that various 

State Planning Policies have been reflected in the planning scheme, the introduction of the State Planning 

Policy in 2014 has repealed these State Planning Policies.  Therefore, for the purposes of development 

assessment, the Douglas Shire Council Planning Scheme, Amended 11 January 2013 is viewed as a local 

government planning scheme that has not yet appropriately integrated the state interests in the SPP.   
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As a result, Part E – Interim Development Assessment Requirements of the SPP applies in the assessment 

of this development application.  It is important to note that not all state interests have development 

assessment requirements. 

5.3.1 Interim Development Assessment Requirements 

In accordance with the SPP Interactive Mapping System (Development Assessment), interim development 

assessment requirements that are relevant to the assessment of this development application are detailed in 

the Table 5-2 below. 

Table 5-2 State Planning Policy 

Interim Development Assessment 
Requirements 

Applicable Comments 

Economic growth Mining and extractive 
resources 

No The development application is not within a Key 
Resource Area (KRA).  

Environment and 
heritage 

Biodiversity  

 

YES The site is identified as containing the following 
Matters of State Environmental Significance 
(MSES): 

- Wildlife habitat; 

- Regulated vegetation (and intersecting a 
watercourse). 

Accordingly, assessment against the relevant 
provisions of the SPP has been undertaken (refer 
section 6.3 of this report). 

Coastal environment  

 

No The site is not located in the Coastal Management 
District and the developable area is not affected by 
storm tide inundation or erosion prone areas. 

Water quality No The proposed development is proposed on 4.378ha 
(that is, greater than 2500 square metres), however 
the Material Change of Use will not result in an 
impervious area greater than 25 percent of the net 
developable area. Accordingly, this aspect of the SPP 
is not triggered by the proposed development.  

Hazards and safety Emissions and 
hazardous activities 

No The site is not identified on the EMR or CLR registers.  

Natural hazards No The site is identified as being within a Flood hazard 
area, however the site is not identified within Local 
Government flood mapping. Accordingly, this aspect 
of the SPP is not triggered by the proposed 
development. 

Infrastructure  State Transport 
Infrastructure  

No The site is not located in proximity to any state 
controlled road infrastructure  

Strategic airports and 
aviation facilities 

No The site is not located in proximity to Cairns Airport.  

5.4 SARA Referral Review 

In accordance with Schedule 7 of the Sustainable Planning Regulation 2009 (current as at 28 May 2014) 

(SPR), the following referral review has been prepared: 

Table 5-3 Referrals identified under Schedule 7, Table 2 of the Sustainable Planning Regulation 
2009 

Application Involving Applicable Comment 

Environmentally relevant 
activities  

No This application does not involve the carrying out of a new, and/or 
continuation of an existing, environmentally relevant activity.  

State-controlled road  No This site is not located in proximity of a state controlled road.  
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Application Involving Applicable Comment 

Clearing vegetation No The site is mapped as containing remnant vegetation, however is 
less than 5 hectares. 

Strategic port land No This application does not involve identified strategic port land. 

Major hazard facilities No This application is not for a major hazard facility or possible major 
hazard facility. 

Taking or interfering with 
water 

No This application does not involve the taking of and/or interference 
with water.  

Interfering with water in 
drainage and embankment 
areas or wild river floodplain 
management areas 

No This application does not involve any operational works that 
interferes with a water resource in a drainage and embankment 
areas or wild river floodplain management areas. 

Particular dams No This application does not involve any operational works for the 
construction of a dam. 

Removal of quarry material No This application does not involve the removal of quarry material, 
made assessable under Schedule 3, Part 1, Table 5, Item 1 of the 
SPR. 

Tidal works, or development in 
a coastal management district 

No This application does not involve tidal works or development in a 
coastal management district.  

Queensland heritage place No This application is not for a development on an identified 
Queensland heritage place. 

Electricity infrastructure No Although the site is burdened by an easement for electricity, this 
application is for a Material Change of Use. 

Contaminated land No This application does not relate to land identified on the 
Contaminated Land Register or Environmental Management 
Register.  

Works or other development 
in or adjoining a fish habitat 
area 

No These triggers relate to: 

 Building work in a declared fish habitat area; 

 Operational work, completely or partly within a declared 
fish habitat area; or  

 Development that adjoins a declared fish habitat area. 

This application does not involve any of these development types.  

Certain aquaculture No This application does not involve the establishment of aquaculture. 

Constructing or raising 
waterway barrier works 

No This application does not involve the constructing or raising 
waterway barrier works. 

Removal, destruction or 
damage of marine plants 

No This application does not involve development that will result in the 
removal, destruction or damage of marine plants. 

Public passenger transport No The site is not located within 25m of a public passenger transport 
corridor. 

Railways No The site is not located within 25m or a railway or future railway. 

State-controlled transport 
tunnels  

No The site is not located within 25m of transport tunnel. 

Oil and gas infrastructure No The site is not subject to an easement for a gas pipeline.  

Regional plans No The site is not located within the SEQ region. 

Certain agricultural or animal 
husbandry activities in a wild 
river area 

No This application does not involve any agricultural or animal 
husbandry activities in a wild river area. 

Land in or near a wetland No The site is not located in or near a wetland.  

Land in distributor-retailer’s 
geographic area 

No The Douglas Shire area is not a participating local government for 
the purposes of this trigger.   
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5.4.2 Summary of Necessary Referrals to SARA 

On the basis of the above analysis of Schedule 7 of the Sustainable Planning Regulation 2009, the 

development does not require further assessment in this respect. 

5.5 Far North Queensland Regional Plan 

The site is located wholly within the Urban Footprint of the Regional Plan.  

Therefore, the following regional policies are relevant in the assessment of the proposed development: 

 Strong Communities; 

 Urban Development. 

An assessment of the proposal against the relevant Desired Regional Outcomes (DROs) in respect of these 

policies is provided in Table 5-5 below.  

Table 5-4 Desired Regional Outcomes – Strong Communities 

Desired Regional Outcome Objective 

The region’s communities are vibrant, safe and healthy and resilient to climate change, and diversity is welcomed and 
embraced. 

4.1 Social Infrastructure 

The current and future needs of the community are met through coordinated and sequential provision of appropriate 
social infrastructure. 

Principle  Comments 

Policies 

 3.2.1 The coordination of community services 

and facilities is considered and incorporated in 

land use planning. 

 3.2.2 Accessible social infrastructure that is 

resilient to the impacts of climate change is 

provided that is well located in relation to 

transport, residential areas and employment, in 

accordance with the regional activity centres 

network (see section 4.2). 

 

Complies 

 The proposed development is located adjacent 

the Mossman Hospital, creating a community 

service ‘hub’. 

 The proposed development will be designed to 

be resilient to the impacts of climate change, 

particularly with respect to flooding, which the 

subject site is identified as being prone to.   

Table 5-5 Desired Regional Outcomes – Urban Development 

Desired Regional Outcome Objective 

The region has an interlinked network of well planned, discrete, sustainable urban centres which reflect best practice 
urban and tropical design and offer convenient and accessible residential, employment, transport and other service 
opportunities. 

4.1 Compact Urban Form 

Urban development is consolidated and compact to facilitate land use and infrastructure efficiencies, conserve 
regional landscape and rural production land, and promote a range of other community benefits. 

Principle  Comments 

Policies 

 4.1.1   Urban development is contained within 

the urban footprint (maps 1a–1k). 

 4.1.2   Urban development is sequenced to 

ensure logical and orderly land use and 

infrastructure delivery. 

 4.1.6   An increasing proportion of dwellings are 

supplied from infill and redevelopment within 

appropriate areas. 

Complies 

 The site is located within the Urban Footprint 

and the development is for Urban Purposes. 

 The proposed development provides for orderly 

land use, located adjacent existing 

development. 

 The proposed development for a Retirement 

facility is considered to be located in an 

appropriate area, adjacent existing development 

and the Mossman Hospital. 
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4.4 Housing Choice and Affordability 

A variety of housing options are provided to facilitate housing choice and affordability to meet diverse community 
needs.  

Sufficient land is made available to meet longer term regional housing needs for a minimum of 15 years. 

Principle  Comments 

Policies 

 4.4.1   An appropriate range and mix of dwelling 
types and sizes are provided in new residential 
developments. 

 4.4.2   Land use planning assessments for state 
land consider the potential for land allocations to 
deliver housing options and affordability 
outcomes that address gaps in community need. 

Complies 

 The proposed development seeks to provide 
residence for aged persons, thus adding 
diversity to existing dwelling types available. 

 The development is not proposed on state land. 

In view of the above assessment, the proposed development will not compromise the intent of the Far North 

Queensland Regional Plan. Therefore, the proposed development is viewed as being consistent with the 

main planning principles contained within this particular document. 

5.6 Douglas Shire Council Planning Scheme 2006 

The Douglas Shire Council Planning Scheme (as current at 17 December 2015) came into force on the 21 

August 2006 and is the relevant planning scheme for the assessment of development proposals within the 

Douglas Shire Area. 

5.6.1 Planning Area  

The site is located within the Community and Recreational Facilities planning area of the Mossman and 

Environs locality. As per the Mossman and Environs Tables of Assessment, a Material Change of Use 

(Retirement facility) and Reconfiguring a Lot are code assessable. 

5.6.2 Applicable Development Codes 

As the proposal is Code assessable development, the proposal is assessed against the relevant Codes as 
required by Mossman and Environs Tables of Assessment. Below is a list of the codes relevant to each 
aspect of the proposal. 

Material Change of Use (Retirement Facility) 

Relevant Codes 

Mossman & Environs Locality Code 

Community and Recreational Facilities Planning Area Code 

Acid Sulfate Soils Code 

Natural Hazards Code 

Multi-unit Housing / Holiday Accommodation / Retirement Facility Code 

Design & Siting of Advertising Devices Code 

Filling and Excavation Code  

Landscaping Code 

Vehicle Parking & Access Code 

Sustainable Development Code 
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Reconfiguring a Lot 

Relevant Codes 

Mossman & Environs Locality Code 

Community and Recreational Facilities Planning Area Code 

Acid Sulfate Soils Code 

Natural Hazards Code 

Reconfiguring a Lot Code 

A summary of compliance is set out in Section 6 of this report. A detailed assessment against the all of the 

relevant provisions of the abovementioned codes is provided at Appendix I – Statement of Code 

Compliance. 

5.6.3 Key Provisions (Community and Recreational Facilities Planning Area Code): 

The Community and Recreational Facilities Planning Area Code states that the purpose of the Code is to 

facilitate the achievement of the following outcomes for the Community and Recreational Facilities Planning 

Area: 

 accommodate community facilities such as schools, churches, community centres, State and Local 

Government facilities and major public utility depots or operations which are important to a locality or 

to the Shire, in locations which are convenient and accessible to the communities which the facilities 

serve; 

 ensure that any expansion or redevelopment of community facilities is in keeping with the purpose 

and character of the facility and reflect contemporary community needs; 

 ensure that areas are available for active sport and recreational pursuits, including facilities for 

commercial recreation; 

 provide opportunities for sporting clubs using playing fields to establish club facilities; 

 ensure that the use of recreational or club facilities does not affect the amenity of adjacent areas, 

particularly residential or environmental areas, through the sensitive design and siting of facilities 

and through buffering of facilities from sensitive land uses; 

 ensure that areas and facilities are available to the general public and visitors to the Shire for 

recreational use and enjoyment; 

 ensure that a range of functional open spaces, including local and district parks, major areas of 

parkland with a Shire-wide focus and open space links are provided for the use and enjoyment of 

residents of, and visitors to, the Shire; and 

 ensure that the use of parkland does not affect the amenity of adjacent areas, particularly residential 

areas. 

The proposed development, being for a Retirement facility is considered to be consistent with a ‘community 

facility’ and achieve compliance with the intent of the code. 
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6 Compliance Summary 

6.1 Introduction 

The following sections comprise a summary of compliance against the relevant provisions of the planning 

framework as they apply to the proposed development, identified in Section 5 of this report. 

More detailed information and responses to the Douglas Shire Council Planning Scheme (2006) provisions 

are included in the Appendices to the proposal report.  Appendix I – Statement of Code Compliance is 

particularly relevant in this regard, as it contains an assessment of the proposed development against the 

relevant codes of the Planning Scheme. 

6.2 State Planning Regulatory Provisions 

The current State Planning Regulatory Provisions are listed in Section 5.2.4 of this report. 

There are no State Planning Regulatory Provisions that are relevant to the proposed development, other 

than State Planning Regulatory Provision (adopted charges). 

6.3 State Planning Policies 

The development application must have regard to all relevant and applicable State Planning Policies, which 

are not incorporated or reflected in the Douglas Shire Council Planning Scheme. 

The State Planning Policies in force at the time of lodgement, and those which are identified in the Douglas 

Shire Council Planning Scheme as being appropriately reflected in the Planning Scheme are listed in 

Section 5.3 of this Report. 

The State Planning Policy of Biodiversity is relevant to the proposed development. Accordingly, an 

assessment against the relevant aspect of the State Planning Policy is provided in Table 6-1 below. 

Table 6-1 State Planning Policy Assessment 

Requirement Response 

Biodiversity 

(1) enhances matters of state environmental significance 
where possible, and 

Complies 

It is noted that regulated vegetation (and mapped 
wildlife habitat) is restricted to narrow fragments along 
the western boundary of the subject site. The building 
footprint of the retirement facility has been designed 
in consideration of existing MSES and is setback 
accordingly. Moreover, no vegetation clearing is 
proposed on this boundary; nor does the 
Reconfiguring a Lot aspect of development create a 
new boundary, making MSES vegetation clearing 
exempt. 

Landscaping complimentary to the existing vegetation 
located immediately to the west will also be provided 
in accordance with the landscaping plans provided at 
Appendix G. 

(2) identifies any potential significant adverse environmental 
impacts on matters of state environmental significance, and 

Not Applicable 

It is noted that regulated vegetation (and mapped 
wildlife habitat) is restricted to narrow fragments along 
the western boundary of the subject site. The building 
footprint of the retirement facility has been designed 
in consideration of existing MSES and is setback 
accordingly.  Moreover, no vegetation clearing is 
proposed on this boundary; nor does the 
Reconfiguring a Lot aspect of development create a 
new boundary, making MSES vegetation clearing 
exempt. 
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Requirement Response 

(3) manages the significant adverse environmental impacts 
on matters of state environmental significance by protecting 
the matters of state environmental significance from, or 
otherwise mitigating, those impacts. 

Not Applicable 

It is noted that regulated vegetation (and mapped 
wildlife habitat) is restricted to narrow fragments along 
the western boundary of the subject site. The building 
footprint of the retirement facility has been designed 
in consideration of existing MSES and is setback 
accordingly.  Moreover, no vegetation clearing is 
proposed on this boundary; nor does the 
Reconfiguring a Lot aspect of development create a 
new boundary, making MSES vegetation clearing 
exempt. 

Landscaping complimentary to the existing vegetation 
located immediately to the west will also be provided 
in accordance with the landscaping plans provided at 
Appendix G. 

6.4 Douglas Shire Council Planning Scheme 

A comprehensive assessment of relevant codes of the Douglas Shire Council Planning Scheme is included as 

Appendix I - Statement of Code Compliance of this Town Planning Report. Compliance with the Codes is 

summarised below. 

6.4.1 Mossman & Environs Locality Code 

Development that complies with the Performance Criteria of the Mossman & Environs Locality Code complies 

with the code. 

The proposed development complies with the Performance Criteria of the Code, and therefore complies with 

the Code. 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the 

Mossman & Environs Locality Code has been provided in Appendix I. 

6.4.2 Community and Recreational Facilities Planning Area Code 

Development that complies with the Performance Criteria of the Community and Recreational Facilities 

Planning Area Code complies with the code. 

The proposed development complies with the Performance Criteria of the Code, and therefore complies with 

the Code. 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the 

Community and Recreational Facilities Planning Area Code has been provided in Appendix I. 

6.4.3 Acid Sulfate Soils Code 

Development that complies with the Performance Criteria of the Acid Sulfate Soils Code complies with the 

code. 

The proposed development can, and will, comply with the Performance Criteria of the Code, and therefore 

complies with the Code. 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the Acid 

Sulfate Soils Code has been provided in Appendix I. 

6.4.4 Natural Hazards Code 

Development that complies with the Performance Criteria of the Natural Hazards Code complies with the code. 

The proposed development can comply with the Performance Criteria of the Code, and therefore complies 

with the Code (subject to reasonable and relevant conditions). 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the Natural 

Hazards Code has been provided in Appendix I. 
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6.4.5 Multi-unit Housing / Holiday Accommodation / Retirement Facility Code 

Development that complies with the Performance Criteria of the Multi-unit Housing / Holiday Accommodation 

/ Retirement Facility Code complies with the code. 

The proposed development complies with the Performance Criteria of the Code, and therefore complies with 

the Code. 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the Multi-

unit Housing / Holiday Accommodation / Retirement Facility Code has been provided in Appendix I. 

6.4.6 Natural Areas and Scenic Amenity Code 

Development of the Retirement facility (that is the Designated Development Area (DDA)) is not proposed within 

an area identified as containing Regulated Vegetation. Accordingly, assessment of the proposed development 

against the Natural Areas and Scenic Amenity Code has not been undertaken. 

6.4.7 Reconfiguring a Lot Code 

Development that complies with the Performance Criteria of the Reconfiguring a Lot Code complies with the 

code. 

The proposed development complies with the Performance Criteria of the Code, and therefore complies with 

the Code. 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the 

Reconfiguring a Lot Code has been provided in Appendix I. 

6.4.8 Filling and Excavation Code 

Development that complies with the Performance Criteria of the Filling and Excavation Code complies with the 

code. 

The proposed development complies with the Performance Criteria of the Code, and therefore complies with 

the Code. 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the Filling 

and Excavation Code has been provided in Appendix I. 

6.4.9 Landscaping Code 

Development that complies with the Performance Criteria of the Landscaping Code complies with the code. 

The proposed development complies with the Performance Criteria of the Code, and therefore complies with 

the Code. 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the 

Landscaping Code has been provided in Appendix I. 

6.4.10 Vehicle Parking and Access Code 

Development that complies with the Performance Criteria of the Reconfiguring a Lot Code complies with the 

code. 

Parking provided to the proposed development has been calculated on the basis that no Dwelling units are 

proposed within the facility. Furthermore, residents of the facility are not expected to use private vehicles, due 

to the nature of the facility, being for aged care. Notwithstanding, the parking provided is in excess of the 

requirements of the Vehicle Parking and Access Code. 

A detailed assessment demonstrating compliance with each of the relevant Performance Criteria of the Vehicle 

Parking and Code has been provided in Appendix I. 

6.4.11 Sustainable Development Code 

Development that complies with the Performance Criteria of the Reconfiguring a Lot Code complies with the 

code. 

The proposed development does not detail water storage in the form of a water tank (in the provided plans) 

and therefore cannot achieve compliance with PO8 of the Code. This aspect (and other building work detail, 
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such as energy efficiency) of the code is considered to be relevant to Building Works stage of development, 

and not the material change of use stage of the development.  Notwithstanding, the proposed development is 

considered to be able to achieve compliance with the purpose of the Sustainable Development Code. 

A detailed assessment demonstrating compliance (to the extent possible) with each of the relevant 

Performance Criteria of the Reconfiguring a Lot Code has been provided in Appendix I. 

6.4.12 Design and Siting of Advertising Devices Code 

Assessment of the proposed development against the Design and Siting of Advertising Devices Code has not 

been undertaken as no signage is proposed at this time. 
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7 Conclusions and Recommendations 

This Town Planning Report accompanies an application for a Material Change of Use (Development permit 

and Preliminary approval) for a Retirement facility and Reconfiguring a Lot (Development Permit) for land 

located Johnston Road, Mossman Gorge, properly described as Lot 1 on SP150474. 

According to Section 326 of the SPA: 

“(1) The assessment manager’s decision must not conflict with a relevant instrument unless— 

(a)  the conflict is necessary to ensure the decision complies with a State planning regulatory provision; 

or  

(b)  there are sufficient grounds to justify the decision, despite the conflict; or 

(c)  the conflict arises because of a conflict between—  

(i)  2 or more relevant instruments of the same type, and the decision best achieves the purposes 

of the instruments; or 

(ii)  2 or more aspects of any 1 relevant instrument, and the decision best achieves the purposes 

of the instrument.” 

This Town Planning Report (and supporting application material) has demonstrated that the proposed 

development complies with the relevant parts of the Douglas Shire Council Planning Scheme, and where there 

is conflict, there are grounds to overcome such conflicts.  

In particular, the proposed development: 

(i) Satisfies the relevant Desired Environmental Outcomes of the Douglas Shire Council Planning Scheme; 

(ii) Satisfies the intent for the Mossman & Environs locality as per the Douglas Shire Council Planning 

Scheme, in ensuring that residential amenity is maintained and enhanced; 

(iii) Satisfies the intent for the Community and Recreational Facilities Planning Area Code, in 

accommodating a community facility (‘Retirement facility’) in a convenient and accessible location, that 

is also co-located with other community facilities, namely the hospital; 

(iv) Is consistent with the Far North Queensland Regional Plan 2009; 

(v) Satisfies relevant provisions of each of the codes applicable to the development or provides sufficient 

grounds why the development should be approved despite any conflict with the codes; 

(vi) Satisfies the rules of the Sustainable Planning Act 2009 for assessment of code assessable 

developments; and 

(vii) Provides an opportunity for local residents to ‘age in place’, thus adding diversity to the dwelling types 

and options available within the local community.  

In conclusion, based upon the planning assessment of the proposed development against the provisions of 

the SPA, Regional Plan, relevant State Planning Policies and the Douglas Shire Council Planning Scheme 

(2006), it is recommended that the Douglas Shire Council approves the development application, subject to 

reasonable and relevant conditions. 

Yours faithfully 

  

 

Dominic Hammersley 

Business Development Manager/ Senior Planner 

For CARDNO HRP 
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1388 electrical services report 

16 December 2015 

 

Mossman Residential Aged Care Development 
Preliminary Report on Electrical Supply Availability 

 

This preliminary report on the provisioning of electrical supply to the Mossman Residential Aged Care Facility 

(RACF) has been prepared for the purpose of providing relevant advice to support the development application 

for the project. 

Through the investigation & preparation of this report it has bene identified that the establishment of electrical 

supply to the site can be obtained through the provision of a HV extension from existing overhead supply at the 

street frontage and establishment of a new padmount substation within the RACF site 

Maximum Demand 

With a total floor area for the facility in the order of 3,600m² and an average anticipated loading of 125 Watts per 

m2 the facility is likely to have an estimated maximum demand of approximately 800 Amps per phase and an 

estimated ‘after diversity’ maximum demand of around 70% of this figure or approximately 560 Amps per phase. 

 

Figure 1.0 : Approximate Gross Floor Areas 
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Residential Development 

On the basis that the balance of the land contained with this parcel is estimated to accommodate up to forty (40) 

residential properties, the additional prospective demand represented by the residential development would 

typically represents a further 350 A/ph. 

Ergon Infrastructure 

Preliminary advice from Ergon Energy indicates Ergon has a 500kVA padmount substation at the hospital (SS8433) 

and have overhead high voltage extending along the road in front of Lot 1 on SP150474 as below 

 

Figure 2.0 : Existing Ergon Infrastructure 

Supply to the Residential Aged Care Facility 

The electrical demand for the Residential Aged Care Facility precludes supply being made available at low voltage 

and will necessitate a new substation to be provided at the RACF site.  With HV cabling already run along the 

street frontage, any associated upstream cost will be relatively minor. 

Based on the advice that the balance of the development site will be used for residential housing development 

then no allowance or provisions need to be considered for supply to the subdivision from the RACF as further 

detailed below. 

On this basis, it is likely (pending final demand calculations at the time of application) that Ergon will provision the 

RACF site with a dedicated 500kVA padmount substation requiring: 

• 1.5m wide cable easement from the street to the substation site; 

• 6m x 4m easement at the substation site*; 

• 3m wide vehicle access maintained from the street to the substation site; 

• Civil works for accommodation of the substation constructed by the developer including: 

- Masonry blockwork plinth; 

- Interlocking paving to the 6m x 4m substation easement; 

- Provision of conduits between the street and the substation site. 
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*We have assumed a combined earthing system can be achieved at the site.  In the event that a separated 

earthing system is required (determined by Ergon engineering study) the size of the substation easement would be 

increased to 10m x 12m.  In this case, paving need only extend to the 6m x 4m area however the exclusive use 

easement will extend beyond the paved area. 

As Ergon has HV overhead poles & wires in the street, it is likely that any Council DA conditions for the provision 

of new street lighting to the intersection will need to be carried out by Ergon if required to be accommodated on 

Ergon poles.  If required, Ergon will take this work in to account when determine the cost of the works. 

The cost of provisioning the site with a dedicated substation will be determined by Ergon in response to a formal 

application once more detailed loadings are known.  The cost of the application will typically be in the order of 

$1000 and will expire after one month if not accepted. 

For a development of this nature, being a single customer installation where the developer is also the owner, it is 

likely Ergon will take the cost of revenue generated by the facility into account when calculating any capital 

contribution payable by the developer.  As such, it is estimated the cost of the Ergon works could be in the order 

of $ 200,000+ (including street lighting) with a substantial component of this cost potentially being absorbed by 

Ergon when the value of revenue generated is offset against the capital works cost. 

It should be noted that Ergon have not given advice in regards to costs and this advice has been based on past 

experience only. 

Supply to the Balance of Site 

Since the balance of the site which is proposed to accommodate residential housing will be subdivided as a 

separate Lot, this portion of land will be eligible for a separate point of supply from Ergon and need not be a 

consideration for the RACF development.  When the internal roads and trunk services are determined for the 

balance of the site, a dedicated 500kVA substation site will be selected by the design consultant in conjunction 

with Ergon and HV cable access in and out of the subdivision incorporated within the services corridor. 

Summary 

In summary: 

• The new RACF will represent an after diversity maximum demand of approximately 560 Amps per phase; 

• Supply will need to be provisioned from a new on-site substation; 

• The RACF substation will require easements to the substation itself and over lead-in cable access; 

• The cost of making supply available will be subject to Ergon assessment and is likely to be substantially 

offset by revenue generated by the facility*; 

• The balance of the site will be supplied from a separate point of supply and not the RACF infrastructure; 

We trust the above provides sufficient information to support the development application in respect of power 

supply provisioning, however please do not hesitate to contact the undersigned if further information is required 

in support of this matter. 

Yours Faithfully, 

 

Rob Bufi 

SEQUAL Consulting Group Pty Ltd 
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SENRAB98 Pty. Ltd. Trading as H2O CONSULTANTS  ABN 92 081 309 140 

8/146 Anderson Street, Cairns 4870 
PO Box 135 Bungalow, Qld 4870 
Ph: (07) 40321468 Fax: (07) 40321754 
Mobile: 0417 726656 
Email: admin@h2oconsultants.com.au 

 Hydraulic Design & Consulting 
 Fire Protection Systems 
 Backflow Prevention Certification 
 Alternate Fire Solutions 
 Wastewater Management 

 
 
 
9th December 2015 
 
Thomson Adsett 
Po Box 3053 
Cairns Qld 4870 
 
Att:  Peter Cowen 
 
Dear Sir, 
 
Re: Mossman Aged Care 
 
This advice has been prepared by H2O Consultants on behalf of the Client in relation to the proposed 
development of the 42 Bed Aged Care and 40 Residential Accommodation Units, on Lot 1 of SP150474. 
 
In particular this advice addresses the proposed demand of the  Water and Sewerage Infrastructure. This 
advice seeks to assist Douglas Shire Council to determine that the proposed development can adequately 
be serviced by existing water and sewer infrastructure. 
 
SEWER: 
The proposed site does not have a connection to the council sewer system. It is believed there is a 150mm 
sewer main running adjacent the site on the opposite side of Johnston Road. We are unable to find any 
records of this sewer main, advice from Council is that this sewer main is approx, 1m deep. 
 
There is also a 65mm Poly Sewer Rising Main running adjacent to the street, this rising main comes from 
the Mossman Gorge site, no formal records have been found to support this. 
 
An existing gravity sewer system servicing the Mossman Hospital is approx 220m towards the North East. 
an existing sewer manhole 35/3 is located on Johnstone Road. This sewer manhole is approx, 2.8m deep 
and has a 150mm future connection branch. 
 
It is proposed to run a 150mm gravity sewer main adjacent to Johnstone Road with concrete sewer 
manholes spaced at no more than 90m centres in accordance with the FNQROC Development Manual. 
 
A concrete sewer manhole will be placed on the boundary of the proposed development for the connection 
of all house drainage. All internal drainage will be done in Accordance with AS3500.2. 
 
Expected Demand from the Proposed Development will be 91ED. 
42 Beds x 1.2 ED and 40 Single Bed Residential Units x 1 ED. 
 
WATER: 
The proposed site does not have a connection to the council water system. There is an existing 150mm 
water main running adjacent the site  on Johnston Road.  
 
Flow Tests conducted on the nearest in ground fire hydrant with a flow rate of 20 litres per second at 
500kpa. 
 
The proposed development requires a Fire Hydrant, Fire Sprinkler and Fire Hose Reels service to comply 
with Sections of the National Construction Codes. A flow rate of 20 litres per second at 350kpa is required 
for Fire Fighting purposes.  
 
A 100mm service meter is required and shall be located at the boundary. All internal water will be designed 
in Accordance with AS3500.1 and AS24191.1 and AS2118.4 
 
Expected Demand from the Proposed Development will be 91ED. 
42 Beds x 1.2 ED and 40 Single Bed Residential Units x 1 ED and/or a Peak Hour Demand of 3 litres per 
second. 
 
 
 



SENRAB98 Pty. Ltd. Trading as H2O CONSULTANTS  ABN 92 081 309 140 

 
 
 
 
 
 
 
 
 
 
Attached Sketch H01 shows the location of existing sewer and water mains and the proposed connections 
to the site. 
 
All internal services will be documented during the Building Approval Process. 
 
 
 
For further information or clarification on the above, please do not hesitate to contact the under signed on 
40321468. 
 
Yours Faithfully 
 
 
Shane Barnes 
Principal  
A.H.S.C.A., Q.B.S.A., M.P.A.Q 
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Department of Environment and Heritage Protection (EHP)
ABN 46 640 294 485

400 George St Brisbane, Queensland 4000
GPO Box 2454 Brisbane QLD 4001 AUSTRALIA

www.ehp.qld.gov.au

SEARCH RESPONSE
ENVIRONMENTAL MANAGEMENT REGISTER (EMR)

CONTAMINATED LAND REGISTER (CLR)

Transaction ID: 50248238 EMR Site Id: 16 December 2015
This response relates to a search request received for the site:

Lot: 1 Plan: SP150474

EMR RESULT

The above site is NOT included on the Environmental Management Register.

CLR RESULT

The above site is NOT included on the Contaminated Land Register.

ADDITIONAL ADVICE

All search responses include particulars of land listed in the EMR/CLR when the search was generated.
The EMR/CLR does NOT include:-

1. land which is contaminated land (or a complete list of contamination) if EHP has not been notified
2. land on which a notifiable activity is being or has been undertaken (or a complete list of activities)

if EHP has not been notified

If you have any queries in relation to this search please phone 13QGOV (13 74 68)

Administering Authority

Page 1 of 1
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1 INTRODUCTION 

Projex Partners have been engaged by The Salvation Army to prepare an Engineering Report to support 

the Material Change of Use application for a 4.378 ha site located on Johnston Road, Mossman at Lot 1 

on SP150474. 

The site is currently zoned as Community and Recreation Facilities within the Douglas Shire Council 

Planning Scheme 2006. The applicant is requesting development permits and preliminary approval of 

the following: 

1. Material Change of Use to facilitate the establishment of Stage 1 of the Mossman and District 

Aged Care Precinct, being a 42-bed Retirement facility; 

2. S241 preliminary approval for a Material Change of Use (Retirement facility) for the balance 

portion identified as ‘Future Retirement Facility Development’; 

3. Reconfiguration of a Lot (one lot into two lots) to facilitate the retirement facility of Stage 1 of the 

Mossman and District Aged Care Precinct being wholly within its own lot. 

Figure 1-1 below outlines the layout of the proposed facility. 

 

Figure 1-1 Proposed Development Layout 

The purpose of this report is as follows: 

 Assess traffic impacts including: 

- Determination of development generated traffic 

- Assessment of intersection warrants for the two proposed access points on Johnston Road 

- Provision of a concept layout for the two access points 

 Assess stormwater management including: 

- Legal point(s) of discharge 

- Stormwater quality management 

- Assess flood management/mitigation 

 Provision of a preliminary pavement design for the access road and carparks. 
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2 TRAFFIC IMPACT ASSESSMENT 

The proposed development consist of a 42 bed residential aged care facility (including administration 

services) and a possible future development in the balance lot to the north. Construction of the aged 

care facility is expected to be complete in 2016. Refer Appendix A for the proposed development site 

layout. 

The intersection warrants have been analysed for the 10 year horizon of 2026.  

2.1 Existing Volumes 

A traffic count was undertaken on 20 November 2014 between 2pm and 4pm to obtain PM peak traffic 

volumes at the intersection of Johnston Road and the Captain Cook Highway. The timing of the traffic 

count was confirmed with TMR officers prior to commencement to confirm acceptance. The count was 

undertaken manually with two surveyors standing on each corner of Johnston Road. Each surveyor 

counted cars associated with 3 movements of a possible 6 movements identified for the intersection. 

Appendix B presents the results of the traffic count.  

The traffic volumes on Johnston Road were derived by summing the number of vehicles departing and 

entering from the Captain Cook Highway. Future traffic growth has been adopted as 2% per annum in 

addition to the development generated traffic. The traffic volumes derived are shown in Table 2-1. 

Table 2-1 - Traffic Volumes (PM Peak) – Johnston Road 

Direction of Travel 
Traffic Count 2014 

(vehicles/hour) 

Projected Traffic Volumes 

2016 (vehicles/hour) 

Projected Traffic Volumes 

2026 (vehicles/hour) 

Johnston Road Eastbound 107 111 136 

Johnston Road Westbound 93 97 118 

To determine the traffic travelling beyond the proposed site entrance an aerial investigation was 

conducted, the results of which are provided in Table 2-2. The investigation involved quantifying the 

number of properties that gain access prior to the site as a ratio of the total number of properties that 

gain access from Johnston Road. The areas associated with this investigation are shown in Figure 2-1 

with the blue hatch indicating properties that are accessed prior to the site and orange indicating 

properties that are accessed after the sites. 

This assessment relies solely on the distribution of residential dwellings to predict traffic distributions and 

is believed to be a reasonable assumption to make during the PM peak. Traffic generated by the 

Mossman Gorge Centre (further to the west) is expected to be offset by traffic generated from both 

Mossman Multi-Purpose Health Service and St Augustine’s Primary School (both to the east). Therefore 

the ratios within Table 2-2 remain a true indication.  

Table 2-2 - Traffic Distribution 

Unit Total Prior to Site access After Site Access 

Residential Dwelling 212 157 (≈ 75%) 55 (≈ 25%) 
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Figure 2-1 - Traffic Distribution 

To derive the traffic volumes beyond the proposed development (excluding development traffic) the 

traffic counts from Table 2-1 have been combined with the traffic distribution from Table 2-2 with the 

results presented in Table 2-3. 

Table 2-3 - Traffic Volumes (PM Peak) – Beyond Proposed Development 

Direction of Travel Traffic Count 2014 (HV) 
Projected Traffic Volumes 2016 

(HV) 

Projected Traffic Volumes 2026 

(HV) 

Johnston Road Eastbound 27 (1) 28 (1) 34 (2) 

Johnston Road Westbound 23 (1) 24 (1) 29 (1) 

 

No through road to 

Mossman Gorge 

Mossman Multi-Purpose 

Health Service 
St. Augustine’s 

Primary School 
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2.2 Development Generated Traffic 

The traffic generated by the proposed development has been derived from TMR’s Road Planning and 

Design Fundamentals (2005), Appendix 3A – Trip Generation Rates. The development of the balance lot 

to the north has been assumed to consist of 40 dwellings for use as a retirement village and has been 

included within this report to facilitate future development via the same intersection configuration. 

The aged care centre has a small rear car park (5 spaces) for kitchen/laundry staff with a separate 

access to Johnston Road. This access will also be used for deliveries and garbage removal outside of 

peak times. The results presented in Table 2-4 and are reflective of the site being 100% developed. 

Table 2-4 - Development Generated Traffic 

Development Category Peak rate / unit 
Number of units          

(beds/dwellings/staff) 
Peak hour (vehicles/hour) 

Intersection 1 

Retirement / Aged Homes 
0.1 – 0.2                             

(0.2 adopted) 
42 9 

Residential Dwellings 

(detached) 
0.401 40 (Assumed) 16 

  Total (vehicles/hour) 25 

Intersection 2 

Staff 1 5 5 

  Total (vehicles/hour) 5 

2.3 Intersection Warrants 

This section assesses the turn treatment warrants for both of the proposed access points shown in 

Figure 2-2. 

Johnston Road is not a thoroughfare and proceeding further west leads to rural residential areas and the 

Mossman Gorge Centre, as a result it has been assumed that all departures will proceed east and that 

all arrivals will come from the east in the PM peak. 

As this assessment is for the PM peak it has been assumed that 60% of the generated trips are 

receiving traffic (i.e. residents returning home) and 40% are departing traffic for Intersection 1. As 

Intersection 2 will only be used by staff it has been assumed that 100% arrive in the AM peak and 100% 

depart in the PM peak as a conservative approach. 

 

                                                

 
1 A peak rate / unit of 0.4 has been adopted for detached residential dwellings for use as a retirement village. This value is interpolated from the 
peak rates for retirement/aged care homes and detached dwellings as documented in Chapter 3, Table 3.9 of TMR’s RPDM. 
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Figure 2-2 - Site Accesses 

2.3.1 Main Access (Intersection 1) 

The main access to the site (illustrated as ‘1’ in Figure 2-2) will be used by all residents/medical staff of 

the aged care facility and possible future development to the north and has been assigned the 

corresponding traffic (25VPH). The traffic distribution through this intersection is shown in Figure 2-3 for 

the 2026 scenario. 

The turn treatment warrants are shown in Figure 2-4 as per Austroads Guide to Road Design Part 4A: 

Unsignalised and Signalised Intersections (2010). Based on turning volumes QR of 15 and a through 

volume QM of 63 it has been determined that intersection 1 configuration should be a Basic Right (BAR) / 

Basic Left (BAL). 

2 

1 
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Figure 2-3 - Traffic Distribution (2026) - Intersection 1 

 

Figure 2-4 - Turn Treatment Warrants - Intersection 1 
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2.3.2 Secondary Access (Intersection 2) 

The secondary access to the site (illustrated as ‘2’ in Figure 2-2) will be used to by the staff of the aged 

care facility and garbage trucks/deliveries. It has been assumed that no garbage trucks/deliveries will 

access the site during the PM peak period. The traffic distribution at the secondary access is shown in 

Figure 2-5 for the 2026 scenario.  

 

Figure 2-5 - Traffic Distribution (2026) - Intersection 2 

The installation of a turn treatment similar to that of the main access at this location has potential to 

attract unwanted traffic from visitors not familiar with the site. To deter vehicles using this access a 

simple left (SL) / simple right (SR) turn treatment has been adopted. This treatment has been determined 

using the Extended Design Domain (EDD) from TMR’s Supplement to Austroads Guide to Road Design 

Part 4A: Unsignalised and Signalised Intersections (2014) as shown in Figure 2-6. 

 

0 

0 

29 

34 

0 
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Figure 2-6 - EDD for intersection Warrants 

A Simple Right (SR) / Simple Left (SL) configuration at this intersection will consist of a vehicle crossover 

to Council standards with no turn treatments. 

2.4 Sight Distance 

The sight distance requirements as indicated by Austroads Guide to Road Design Part 4A: Unsignalised 

and Signalised Intersections (2010) are as follows: 

 Approach Sight Distance (ASD) = 64m; 

 Safe Intersection Sight Distance (SISD) = 141m; 

 Minimum Gap Sight Distance (MGSD) = 97m. 

The values above are based on the access road having an 85th percentile speed of 60km/h and 

Johnston Road’s 85th percentile speed of 70km/h.  

Both of the proposed site accesses are located on a straight flat section of Johnston Road. Initial 

investigations indicate that both access points satisfies sight distance requirements. 

2.5 Proposed Layout Plan 

A concept plan indicating the proposed layout of the two access points, including turn path analysis, has 

been attached at Appendix C. 

QR 

63 

5 

QL 
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3 STORMWATER MANAGEMENT 

3.1 Existing Site Catchment and Characteristics 

The site is situated within the catchment of and adjacent to Marrs Creek, approximately 2.0km upstream 

of its confluence point with the Mossman River. 

The site is relatively flat with LIDAR survey indicating levels ranging between 10 – 14m AHD. The 

majority of the site currently flows in a north easterly direction across the eastern site boundary into the 

rear of adjoining lots and towards Jack Street/Mossman Showgrounds. The remainder of the site sheet 

flows towards Marrs Creek to the west. 

3.1.1 Existing Land Use 

The site is currently an undeveloped lot used for agriculture. 

3.1.2 Vegetation 

The western edge of the lot contains riparian habitat lining the banks of the adjacent creek including 

large trees. The remainder of the site has been cleared of all significant vegetation to support agricultural 

uses. 

3.1.3 Groundwater 

No groundwater studies have been conducted on this site as part of this report. 

3.2 Developed Conditions 

3.2.1 Proposed Stormwater Drainage Infrastructure 

It is proposed to collect the stormwater runoff from all roads, car parks and roofs via an underground 

stormwater network. Landscaped areas and lawns will be shaped to dissipate water via sheet flow as is 

currently occurring. 

The design standards proposed for the sizing of stormwater infrastructure are for Urban Residential High 

Density (greater than 20 dwelling units/ha) as per QUDM as shown Table 3-1. 

Table 3-1 - Design ARI's 

Minor Drainage System Major Drainage System 

10 year ARI 200 year ARI 

3.2.2 Legal Point of Discharge 

LIDAR survey indicates that a section of Marrs Creek passes within the site boundary towards the south 

western corner of the site. Stormwater runoff collected in underground drainage system(s) within the 

proposed development is proposed to discharge into the creek at this location.  

Flows will be dissipated via an appropriate system such as a rock pad prior to discharge into the creek to 

prevent erosion issues from concentrated flows. 
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If detailed survey reveals that discharging stormwater into Marrs Creek within the property boundary is 

not possible, or that sufficient levels cannot be obtained within the site boundary, access rights will be 

requested from the adjacent property owner for the installation of the drainage outlet. 

3.2.3 Stormwater Quality Management 

As per FNQROC design guidelines, stormwater quality interception devices are required for this site to 

achieve the following criteria: 

 90% reduction in Total Suspended Solids (TSS) greater than 3.0mm; 

 60% reduction in Total Phosphorous (TP); 

 40% reduction in Total Nitrogen (TN); 

 Removal of the above contaminants prior to crossing the property boundary and be configured to 

prevent re-injection of captured contaminants; 

 The device shall be of a proprietary design and construction with a manufacturer’s performance 

guarantee; 

 The device is required to treat all first flush runoff, defined as the 3 months ARI storm event, from 

the site; 

 The device will be designed to provide for routine cleanout at three monthly intervals and will not 

compromise the hydraulic performance of the upstream drainage system; 

Accordingly it is proposed to provide a proprietary SQID just prior to the creek outlet to capture and treat 

flows from the piped drainage system. The exact location and design of the device will be provided with 

the detailed design. 

3.2.4 Flood Mitigation 

A preliminary flood study was conducted by Cardno in 2008 to support a previous development 

application relevant to the proposed development location and is attached at Appendix D. This report 

provides indicative flood levels of 13 – 13.6m AHD around the site for the 100 year ARI event. 

The aged care facility is proposed to be located towards the south west corner of the site and on the 

highest section of land. According to the Cardno flood study the majority of this area is located above the 

estimated Q100 flood levels however, Table 7.3.2 of Queensland Urban Drainage Manual (QUDM) 

recommends an ARI of 200 years for aged care housing. It is therefore assumed that some relatively 

minor earthworks/filling in this corner of the site will be necessary to achieve the required flood immunity 

and freeboard of 300mm to all finished floor levels. This will be investigated further with detailed design. 

Given that the proposed development is expected to be above the existing AEP 1% flood levels, no 

significant impacts on existing flood levels are anticipated. 

3.2.5 Severe Storm Impact Statement 

The minor drainage system is expected to be okay during a severe storm event. Overland flow paths 

through the development can be provided to enable the free drainage of flood waters. However the 

flooding of the adjacent Marrs Creek during a severe storm event may lead to flows discharging across 

the site, this should be further investigated during detailed design to check the adequacy of the proposed 

300mm freeboard. 
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4 PAVEMENT DESIGN 

A geotechnical Report has been completed for this site by ETS Materials Testing dated November 2015 

and is attached at Appendix E. This report indicates a CBR of 9 for the site based on a single test 

sample located central to the site. Figure 4-1 shows the design chart used for the preliminary pavement 

design taken from Austroads Pavement Design for Light Traffic (2006). The traffic loading in ESA’s has 

been adopted as 5 x 104 as indicated in FNQROC for an access place.  

 

Figure 4-1 - Pavement Design Chart 

As per FNQROC Development Manual, Design Guideline – D3 Road Pavements and in conjunction with 

the design chart in Figure 4-1 the minimum pavement design has been adopted for Douglas Shire 

Council is shown in Table 4-1. 

Table 4-1 - Preliminary Pavement Design 

Street Type 
Minimum 

Pavement (mm)2 

Surface 

Treatment 

Minimum Base 

Course CBR 

Minimum 

Subbase Course 

CBR 

Access Place 200 30mm AC 60 45 

                                                

 
2 Minimum pavement thickness does not include the depth of surfacing. 

CBR 9 
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5 SUMMARY 

Projex Partners has been engaged by The Salvation Army to prepare an Engineering Report to support 

the Material Change of Use application for a 4.378 ha site located on Johnston Road, Mossman at Lot 1 

on SP150474. The site is currently zoned as Community and Recreation Facilities within the Douglas 

Shire Council Planning Scheme 2006. The proposed development includes reconfiguration of a lot (1 

into 2), the first to contain the Mossman and District Aged Care Facility and the second reserved for a 

possible future retirement facility development. 

The report analysed two accesses into the proposed development, the main access and a secondary 

access. Although no layout plan has been provided for the ‘Future Retirement Facility Development’ it is 

proposed that access would be gained from the same access as the Aged Care Precinct. To facilitate 

access to a future development via the same intersection configuration an allowance was made for 40 

additional dwellings within this traffic impact assessment. The findings of this assessment indicated that 

the main access warrants a BAR/BAL configuration for the fully developed 10 year horizon this requires 

widening on Johnston Road for a right turn and flares for the left turns. The secondary access caters for 

a small staff car park with no internal access to the rest of the site and warrants a SR/SL configuration 

which does not require any widening works on Johnston Road. 

The stormwater assessment for this site has indicated that an end of line stormwater quality interception 

device will be provided to capture all suspended solids and pollutants from the site. The stormwater will 

then be dissipated back into sheet flow prior to discharge into the adjacent creek. Flood immunity is 

proposed to be provided by situating the development on the highest portion of the site and ensuring all 

finished finished floor levels have minimum freeboard to flood waters in a 200 year ARI storm. 

A preliminary pavement design has been conducted based on the traffic loading for an access street. A 

geotechnical report has been conducted indicating that the ground has a satisfactory CBR value able to 

adopt the minimum pavement design. 

 

 

 

 

 

 

 

 

 

 

 



 

  

 
 
 
 
 
 
 
 
 
 
 

Appendix A 

Proposed Site Layout Plan 
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  Traffic Count Data 
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  Concept Site Access Plan 
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1. INTRODUCTION 

It is proposed to develop the Kubirri Aged Care Facility and Retirement Village at the 
subject site at Mossman (refer Layout Plan in Appendix A).  The site is bounded by the 
Mossman Hospital to the east, Marrs Creek to the west, Johnston Road to the south, and 
the Mossman Showgrounds to the north (refer Locality Plan below). 
 
Marrs Creek flows along the western boundary of the site.  An investigation of the flooding 
behaviour of Marrs Creek was therefore carried out to: 
 

• calculate the 100 year flood levels in the creek adjacent to the site; and 
• determine the impact of the proposed filling of the subject site on flood levels in 

adjacent properties. 
 
This report presents the results of the flood investigation. 
 

 

Locality Plan 
(Copyright © Universal Publishers Pty Limited) 

Subject 
Site 
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2. CATCHMENT DESCRIPTION 

The subject site is located in the Marrs Creek catchment.  Marrs Creek flows along the 
western boundary of the site, and discharges into the Mossman River just upstream of the 
Captain Cook Highway in Mossman.  The confluence of Marrs Creek with the Mossman 
River is located approximately two kilometres downstream of the subject site. 
 
The catchment area of Marrs Creek to the downstream end of the subject site is 
approximately 967 hectares. 
 
The upstream reaches of the catchment are very steep, and rise to a peak level of 
approximately 750 mAHD.  However, in the vicinity of the subject site, the catchment slope 
is relatively low, with the floodplain areas adjacent to the creek used for growing sugar 
cane.  The ground levels within the subject site are generally between 10 and 15 mAHD. 
 
Photographs of Marrs Creek in the vicinity of the subject site are contained in Appendix B. 
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3. CATCHMENT HYDROLOGY 

3.1 Catchment Area 

The size of the Marrs Creek catchment to the downstream end of the subject site was 
determined from 1:50,000 topographic maps of the area.  The catchment boundary is 
shown in Figure 1.  The total catchment area was calculated to be approximately 
967 hectares. 
 
 
3.2 Time of Concentration 

The time of concentration for the catchment was calculated using two different 
methodologies, as described in the Queensland Urban Drainage Manual (QUDM), Section 
5.05.5(d): the Bransby-Williams’ Equation and the Modified Friend’s Equation. 
 
The formula for the Bransby-Williams’ Equation is: 
 

2.01.0

7.92

SA
Ltc =  

 
where: tc = time of concentration of the catchment (min) 
 L = length of flowpath from the outlet to the catchment divide (km) 
 A = catchment area (ha) 
 S = equal area slope (m/km) 

 
The formula for the Modified Friend’s Equation is: 
 

4.01.0

5.8

SChA
Ltc =  

 
where: tc = time of concentration of the catchment (h) 
 L = length of flowpath from the outlet to the catchment divide (km) 
 Ch = Chezy’s coefficient at the site = R1/6/n 
 R = hydraulic radius = 0.65Rs (where the slope varies along the stream) 
 Rs = hydraulic radius at the site (m) 
 n = average Manning’s n roughness along the stream 
 A = catchment area (km²) 
 S = equal area slope (%) 

 
Using these equations, the time of concentration of the catchment to the downstream end 
of the subject site was calculated using the following parameters: 
 

• Stream Length = 8470 m 
• Catchment Area = 967 ha 
• Equal Area Slope = 2.7% 
• Hydraulic Radius at Outlet = 2.0 m 
• Average Manning’s n Roughness = 0.07 
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The resultant times of concentration using each methodology are: 
 

• Bransby-Williams 204 minutes 
• Modified Friend’s 155 minutes 

 
Thus, a time of concentration of 2.5 hours (150 minutes) was adopted for the catchment. 
 
 
3.3 Coefficient of Runoff 

The coefficient of runoff for the catchment was determined in accordance with QUDM 
Section 5.04, as shown below. 
 
The 1 hour, 10 year average recurrence interval (ARI) rainfall intensity in Mossman is 
81.16 mm/h (ref. FNQROC Development Manual).  The fraction impervious of the 
undeveloped catchment is 0%.  Thus, the 10 year coefficient of runoff is 0.70 (ref. QUDM 
Table 5.04.2) 
 
The coefficient of runoff for the 100 year ARI event is therefore 0.84. 
 
 
3.4 Rational Method 

Using the time of concentration of 2.5 hours, the Rational Method was used to calculate the 
100 year discharge from the catchment. 
 
Design rainfall intensities were obtained from the FNQROC Development Manual 
IFD Chart 18 – Port Douglas and Mossman. 
 
The resultant peak discharges for the 100 year event using the Rational Method is 
165 m³/s. 
 
 
3.5 WBNM Model 

A WBNM hydrologic model of the catchment was established.  The model layout for the 
catchment is shown in Figure 2. 
 
The design rainfall data for the Marrs Creek catchment was determined in accordance with 
Australian Rainfall and Runoff Volume 2.  The information derived is as follows: 
 

2 Year ARI, 1 hour Intensity 62 mm/h 
2 Year ARI, 12 hour Intensity 17.0 mm/h 
2 Year ARI, 72 hour Intensity 5.5 mm/h 
50 Year ARI, 1 hour Intensity 100 mm/h 
50 Year ARI, 12 hour Intensity 35.0 mm/h 
50 Year ARI, 72 hour Intensity 16.0 mm/h 
Regional Skewness 0.15 
Geographical Factor F2 3.85 
Geographical Factor F50 17.0 
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The design rainfall losses adopted for the analysis were: 
 

Pervious Area Initial Loss = 0 mm 
 Continuing Loss = 2.5 mm/h 
Impervious Area Initial Loss = 0 mm 
 Continuing Loss = 0 mm/h 

 
The WBNM model was run for a range of storm durations, from 10 minutes to 24 hours, 
with the 6 hour event producing the peak discharge from the catchment.  The peak 
discharge calculated by the WBNM model is 169 m³/s. 
 
This result shows that the peak flow calculated by the WBNM model agrees well with that 
from the Rational Method.  Thus, it was considered that the WBNM model could be used to 
calculate the discharge hydrographs from the catchment. 
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4. HYDRAULIC ANALYSIS 

4.1 Model Setup 

The flood flow along Marrs Creek was modelled using the 2-dimensional unsteady flow 
software TUFLOW (Build 2007-07-BA). 
 
A digital terrain model (DTM) of the study area was set up based on a detailed field survey 
carried out by C&B Group in October and December 2007.  The survey extended from 
Johnston Road (upstream of the site) to the cane railway line (downstream).  Details of the 
waterway crossings at Johnston Road and the cane railway were included in the survey.  A 
copy of the survey plan is contained in Appendix C. 
 
Based on this survey data, a TUFLOW model of the study area was established.  A fine 
2 metre grid was used to define the flow paths within the model. 
 
Culverts and bridge crossings were input into the TUFLOW model as 1-dimensional flow 
links.  Inlet and outlet loss coefficients of 0.5 and 1.0 respectively were used for all 
structures.  The TUFLOW model checks the operation of culverts under both inlet and 
outlet flow control, for Class 1 (free water surface) and Class 2 (submerged entrance) 
conditions. 
 
The Manning’s n roughness values applicable to the study area were determined from 
aerial photographs and site inspection.  The values used are summarised in Table 1. 
 

Table 1 Manning’s n Values 

Location Manning’s n 

Marrs Creek main channel 0.05 

Heavily vegetated areas adjacent to Marrs Creek 0.15 

Rural farming land 0.10 

Grassed areas in Showgrounds 0.03 

 
 
As discussed in Section 2, photographs of the study area are contained in Appendix B. 
 
A stage-discharge rating curve was adopted for the boundary condition at the downstream 
end of the TUFLOW model.  The cross section of the flow area at the downstream 
boundary was extracted from the DTM.  The hydraulic gradient was derived from the 
longitudinal slope in the area to be approximately 1.0%.  However, the downstream 
boundary is located a sufficient distance downstream of the site so as not to affect the 
calculated flood levels within the site. 
 
Subcatchment hydrographs calculated by the WBNM model were input into the TUFLOW 
model at two locations: at the upstream boundary of the model (at Johnston Road); and 
midway through the subject site.  As discussed in Section 3, the 6 hour storm event 
produced the peak discharge in Marrs Creek in the vicinity of the site. 
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4.2 Calculated Flood Levels 

The TUFLOW model was used to calculate the peak flood levels in the study area for two 
scenarios: 
 

• existing site conditions; and 
• filling of the subject site. 

 
The calculated peak flood levels for both scenarios, and the anticipated extent of inundation 
within the study area, are shown in Appendix D. 
 
In summary, the 100 year flood level in Marrs Creek adjacent to the subject site under 
existing conditions varies from approximately 13.4 mAHD (at the upstream end of the site) 
to approximately 12.9 mAHD (at the downstream end), as shown in Figure D1. 
 
With the subject site filled, the 100 year flood levels vary from approximately 13.6 mAHD 
(at the upstream end) to approximately 13.0 mAHD (at the downstream end), as shown in 
Figure D2. 
 
Thus, the proposed filling results in an increase in the 100 year flood level in Marrs Creek 
adjacent to the subject site of 100-200 mm (refer Figure D3 in Appendix D).  The increase 
in the rural land further to the west is generally 50-100 mm. 
 
The proposed filling also results in a decrease in the 100 year flood level in Marrs Creek 
downstream of the showgrounds of up to 100 mm. 
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5. CONCLUSION 

It is proposed to develop the Kubirri Aged Care Facility and Retirement Village at 
Mossman.  Marrs Creek flows along the western boundary of the subject site. 
 
An investigation of the flooding behaviour of Marrs Creek was carried out to: 
 

• calculate the 100 year flood levels in the creek adjacent to the site; and 
• determine the impact of the proposed filling of the subject site on flood levels in 

adjacent properties. 
 
A WBNM hydrologic model of the catchment was set up to determine the 100 year flood 
flows from the catchment. 
 
The flood flow in Marrs Creek within the study area was modelled using TUFLOW.  The 
results of the analysis show that the proposed filling results in an increase in the 100 year 
flood level in Marrs Creek adjacent to the subject site of 100-200 mm.  The increase in the 
rural land further to the west is generally 50-100 mm.  The proposed filling also results in a 
decrease in the 100 year flood level in Marrs Creek downstream of the Mossman 
showgrounds of up to 100 mm. 
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FIGURES 

 
Figure 1 Catchment Plan 

Figure 2 WBNM Model Layout 
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APPENDIX A 
 
 
 
 
 

Layout of Proposed Development 
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Photos of Study Area 
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Photo 1.  Looking north at upstream of Site 
 

 
 

Photo 2.  Marrs Creek at upstream end of site 
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Photo 3.  Marrs Creek at downstream end of site 
 

 
 

Photo 4.  Johnston Road crossing over Marrs Creek (upstream of site) 
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Photo 5.  Cane Railway crossing over Marrs Creek (downstream of site) 
 

 
 

Photo 6.  Marrs Creek at Cane Railway 
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Field Survey Plan 
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TUFLOW Model Results 
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Figure D1.  Existing 100 Year Flood Levels 
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Figure D2.  Filled Site 100 Year Flood Levels 
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Figure D3.  Change in 100 Year Flood Levels due to Filling of Subject Site 
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  Geotechnical Report - ETS 

 







































































Town Planning Report 
Johnston Road, Mossman Gorge  

HRP15394 Cardno HRP 36 

Johnston Road, Mossman Gorge 
  

APPENDIX 

I 
STATEMENT OF CODE COMPLIANCE 

  



January 2016 Cardno HRP  

Statement of Code Compliance 

Material Change of Use (Retirement facility) 

Mossman & Environs Locality Code 

Community and Recreational Facilities Planning Area Code 

Acid Sulfate Soils Code 

Natural Hazards Code 

Multi-unit Housing / Holiday Accommodation / Retirement Facility Code 

Reconfiguring a Lot 

Mossman & Environs Locality Code 

Community and Recreational Facilities Planning Area Code 

Acid Sulfate Soils Code 

Natural Hazards Code 

Natural Areas and Scenic Amenity Code 

Reconfiguring a Lot Code 

General Codes 

Filling and Excavation Code 

Landscaping Code 

Vehicle Parking & Access Code 

Sustainable Development Code 

Design & Siting of Advertising Devices Code – Not assessed (no signage proposed at this time) 

 
 



January 2016 Cardno HRP 2 

Mossman & Environs Locality Code 

Performance Criteria Acceptable Measures Proposal 

General Requirements 

P1 Buildings and structures complement the Height of 
surrounding development and Buildings are limited 
to two Storeys. 

A1.1 In this Locality the maximum Height of 
Buildings/structures is 6.5 metres. In addition, the 
roof (including any ancillary roof features) does not 
exceed a maximum Height of 3.5 metres above 
the intersection of the pitching part of the roof and 
the wall of the Building. 

R1.1 Complies 

The height of buildings/structures proposed will range from 
approximately 5.25 - 5.6 metres in height. Further, roofs will not extend 
greater than 3.5 metres above the wall of the building. 

 

P2 Development is connected to all urban services. A2.1 Development is connected to available urban 
services by underground connections, wherever 
possible. 

AND/OR 

Contributions are paid when applicable in 
accordance with the requirements of Planning 
Scheme Policy No 11 – Water Supply and 
Sewerage Headworks and Works External 
Contributions. 

R2.1 Will Comply 

The subject site is able to be connected to all services. 

 

P3 Landscaping of development Sites complement 
the existing character of the Mossman Locality 

A3.1 Landscaping incorporates the requirements of 
Planning Scheme Policy No 7 – Landscaping with 
particular emphasis on appropriate species for this 
Locality. 

R3 Performance Solution 

The proposed development will be landscaped in accordance with the 
Landscape plans provided (refer Appendix G). 

 

P4 Development Sites are provided with efficient and 
safe vehicle Access and manoeuvring areas on 
Site and to the Site, to an acceptable standard for 
the Locality. 

P4.1 All Roads, driveways and manoeuvring areas on 
Site and adjacent to the Site are designed and 
maintained to comply with the specifications set 
out in the Planning Scheme Policy No 6 – 
FNQROC Development Manual. 

P4.1 Will Comply 

All roads, driveways and manoeuvring areas will be designed in 
accordance with the relevant provisions of the FNQROC Development 
Manual or where for the proposed access east of Stage 1; only partial 
construction of a future road is intended to occur for the purposes of a 
driveway for the secondary access to the Mossman Aged Care Plus 
Centre (Stage 1). 

Note: P5-P10 have regard to sites located within the Town Centre and are not applicable to the proposed development 

Note: P11 has regard to sites located within Local Centres and is not applicable to the proposed development 

Note: P12 has regard to Residential Development and is not applicable to the proposed development 

P13 Good quality agricultural land, particularly sugar 
cane land, within the environs of the locality is 
protected from urban or incompatible 
development. 

A13.1 No urban development encroaches into the Rural 
Planning Area located within the Locality 
boundary. 

UNLESS 

A buffer is provided in accordance with the 
requirements of State Planning Policy 1/92 and 
Planning Guidelines – Separating Agricultural and 
Residential Land Uses (DNR 1997). 

A13.1 Complies 

The proposed development is located on land zoned for community 
and recreational facilities and does not encroach upon land Rural 
Planning Area zoned land. 
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 P14 Industrial development is located in existing or 
identified industrial areas to facilitate efficient use 
of industrial land and to effectively service the 
needs of the Shire. 

A14.1 

 

 

 

A14.2 

Class A Industry uses are located in the Industry 
Planning Area at the southern end of Mossman 
around Sawmill Road to effectively service the 
Shire, particularly Port Douglas. 

Class B Industry uses are located in the Industry 
Planning Area at the northern end of Mossman 
around the Mill to service the needs of the Mill and 
to consolidate allied industrial uses. 

R14 Not Applicable 

The proposed development does not constitute Industrial 
development. 

P15 Industrial land and uses are protected from 
incompatible urban development. 

A15.1  

 

A15.2 

No residential development encroaches into the 
Industry Planning Area. 

Buffers are provided between Industry uses and 
incompatible urban uses of 40 metres and include 
Landscaping for screening or incorporate land use 
activities which are compatible to interface with the 
adjacent Industry uses. 

R15.1 Complies 

The proposed development is located on land zoned for community 
and recreational facilities and does not encroach upon Industrial 
Planning Area zoned land. 

Community facilities 

P16 Community facilities are provided to service the 
local community in convenient and accessible 
locations. 

A16.1 

 

 

 
 A16.2 

Community facilities are conveniently located 
within or near the Town Centre and in close 
proximity to existing community facilities to service 
the needs of local residents. 

Public car parking areas are provided within or in 
close proximity to the Town Centre, existing 
community facilities, sporting/recreation grounds. 

P16 Performance Solution 

The proposed development, being for a Retirement facility is located 
adjacent the Mossman Hospital and in proximity of the Town Centre, 
which is considered to be a convenient and accessible location. 

Note: P17 has regard to Flood Immunity for Residential Development and is not applicable to the proposed development 

Note: P18 has regard to Scenic Amenity and Conservation Areas and is not applicable to the proposed development 

Note: P19-P23 have regard to the Foxton Avenue Special Management Area and are not applicable to the proposed development 
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Community and Recreational Facilities Planning Area Code 
Performance Criteria Acceptable Measures Proposal 

Consistent and Inconsistent Uses 

P1 The establishment of uses is consistent with the 
outcomes sought for the Community and 
Recreational Facilities Planning Area. 

A1.1 Uses identified as inconsistent uses in the 
Assessment Table are not established in the 
Community and Recreational Facilities Planning 
Area. 

R1.1 Complies 

The proposed land use of Retirement facility, is not identified as an 
inconsistent use within the Community and Recreational Facilities 
Planning Area. 

Building/Structure Siting 

P2 Buildings/structures are Setback to ensure that 
they are compatible with the character of the area 
and do not adversely affect other uses, particularly 
residential uses. 

A2.1 A2.1 Buildings are Setback not less than: 

 a minimum of 8 metres from a State-Controlled 

Road; or 

 in other cases, a minimum of 6 metres from 

the Main Street Frontage; 

 4 metres from any secondary Road Frontage; 

and 

 3 metres from side and rear boundaries. 

R2 Performance Solution 

Building to road frontage setbacks range from 3 metres – 14 metres. 
Landscaping is proposed within the setback areas in order to provide a 
buffer between the Retirement facility and the Johnston Road frontage. 

The proposed development is setback from the western boundary 7 
metres and the north-western boundary (fronting vegetation) 12 
metres. 

Accordingly, the above setbacks are considered to ensure 
compatibility with the surrounding area and minimize impacts to 
adjoining land uses (identified as residential and conservation). 

 

Site Access and Car Parking 

P3 Car parking areas are Setback from the 
boundaries of the Site to ensure a high standard of 
amenity and to ensure that the amenity of adjacent 
residential land, residential uses or other sensitive 
Sites is protected. 

A3.1 A3.1 Car parking areas are Setback; 

 6 metres from the Road Frontage/s of the Site; 

and 

 3 metres from any other Site boundary. 

R3 Performance Solution 

The staff car park is setback approximately 3 metres from the 
Johnston Road frontage. The general car park is setback 
approximately 10 metres from the road frontage.  Landscaping is 
proposed within the setback area to maintain a high standard of 
amenity. 

P4 The Setbacks to car parking areas are landscaped 
to enhance the amenity of the Site and to provide 
a buffer to adjacent residential land, residential 
uses and other sensitive Sites. 

P4.1 The Setback between the Road Frontage/s and 
the car parking area is landscaped with Dense 
Planting. 

P4.1 Complies 

Landscaping within the road frontage setback and car parking areas 
will include deep planting, to be undertaken in accordance with the 
landscaping plans provided at Appendix G. 

Night lighting 

P5 P5 Night lighting of playing fields and club facilities 
do not adversely affect the amenity of adjacent 
areas or uses. 

A5.1 Where the Site adjoins land included in a 
Residential 1, Residential 2 or Tourist and 
Residential Planning Area or land developed 
partially or wholly for residential purposes, 
illumination levels parallel to and at a distance of 
1.5 metres outside the Site for a Height of 10 
metres do not exceed 8 lux in either the vertical or 
horizontal plane. 

OR 

Where regional standard facilities require a lux 

P5 Performance Solution 

Lighting will be provided to the proposed development in accordance 
with the relevant standards, and in consideration of adjoining land 
uses. 
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level of 100 – 200 lux shielding mechanisms and 
the correct design and positioning of the lights 
ensure minimal spillage to adjacent land. 

Landscaping 

P6 P6 Landscaping is functional, provides visual 
interest and form, incorporates native vegetation, 
provides screening and enhances the visual 
appearance of the development and provides for 
useable public recreation/congregation areas, 
where appropriate. 

A6.1 All Site boundary Setback areas are provided with 
Dense Planting for a minimum distance of 2 
metres or as specified above in A3.1. 

OR 

A greater distance specified in a Land Use Code. 

A6.1 Complies 

Landscaping of side boundary setbacks includes deep planting of 
approximately 2-5 metres, to be undertaken in accordance with the 
landscaping plans provided at Appendix G. 

Note: P6-10 have regard to Sloping Sites and are not applicable to the proposed development 
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Multi-unit Housing / Holiday Accommodation / Retirement Facility Code 
Performance Criteria Acceptable Measures Proposal 

Site Requirements 

P1 A Site for Multi-Unit Housing/Holiday 
Accommodation/Retirement Facilities has 
sufficient area and dimensions to accommodate 
the Buildings/structures, open space, car parking 
and associated vehicular Access, Landscaping 
and recreation facilities for the enjoyment of 
guests. 

A1.1 The Site has a minimum area of 1000 m2. 

AND 

The Site has a minimum Road Frontage of 25 
metres. 

R1.1 Complies 

The site area on which the Retirement facility is proposed is 13,935m2, 
thus meeting the requirements of A1.1. 

Site Layout 

P2 The building bulk is reduced through effective 
design and materials 

A2.1  

 
A2.2  
 

A2.3  

 

A2.4 

The overall length of any Building does not exceed 
30 metres. 

The length of any continuous wall plane does not 
exceed 15 metres. 

Building bulk is reduced by balconies, patios, 
recesses and variations in exterior building 
materials and colours. 

Elevations provide visual interest through building 
elements, exterior colours, textures and materials. 

AND 

Buildings are designed in accordance with the 
requirements of the Planning Scheme Policy No 2 
– Building Design and Architectural Elements. 

R2.1 Performance Solution 

The main building of Stage 1 of the proposed development 
(comprising sleeping quarters, staff and meeting rooms) is 
approximately 40 metres long. Notwithstanding, building incorporates 
various design materials, awnings, landscaping, setbacks and various 
openings to reduce building bulk. 

R2.2 Performance Solution 

Wall planes range from 20-40 metres. Notwithstanding, buildings 
feature incorporate various design materials, awnings, landscaping, 
setbacks and various openings to reduce building bulk. 

R2.4 Performance Solution 

Visual interest is provided to building elevations through the use of a 
variety of building materials, awnings, decking and opening. 

P3 The development addresses the Main Street 
Frontage to facilitate casual surveillance and to 
enhance the amenity of the streetscape 

A3.1  

 
 
A3.2 

The Building has balconies, windows or patios that 
face the Main Street Frontage, and remain 
unenclosed. 

Perimeter fencing to any street Frontage complies 
with any specific fencing requirements detailed in 
the relevant Planning Area Code. 

R3.1 Complies 

Buildings facing the road frontage feature windows and decking/patio 
areas that remain unenclosed. 

R3.2 Performance solution 

Specific fencing requirements are not detailed within the Community 
and Recreational Facility Planning Area. Notwithstanding, boundary 
fencing will facilitate casual surveillance and enhance the amenity of 
the streetscape. 

P4 The development does not adversely affect the 
privacy or liveability of adjoining development, and 
achieves a pleasant living environment for 
residents. 

A4.1 

 

 

 

 

 

 

A4.2 

Windows and openings of Habitable Rooms do not 
overlook Habitable Rooms of adjoining 
developments. 

OR 

Where Habitable Rooms overlook Habitable 
Rooms of adjoining developments, privacy is 
protected by fixed external screens or other 
suitable elements to avoid overlooking. 

Screening is provided where any windows, 
balconies or patios overlook other windows, 
balconies or patios of other Dwelling Units/Private 

R4.1 Complies 

Habitable rooms as proposed do not overlook adjoining developments 
that contain habitable rooms. 

R4.2 Performance Solution 

The proposed development has been designed to ensure that 
windows, balconies and patios do not overlook other windows, 
balconies or patios of other bedrooms within the proposed 
development. Thus, a pleasant living environment will be provided for 
residents. 
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Rooms within the development. 

P5 Vehicle parking areas and driveways are safe, 
convenient and have minimal impacts on adjoining 
development. 

A5.1  
 
 
A5.2 

 

 

 
 

 

 

A5.3 

Vehicle parking areas are located under or behind 
the Building so they are not visually prominent 
from the street. 

The car parking area is: 

 illuminated at night; 

 well ventilated to avoid fumes being 

trapped; 

 screened from adjoining development; 

 60% covered. 

The driveway is a minimum of 2 metres from the 
side or rear boundary. 

OR 

A minimum of 1 metre with an average of 1.5 
metre Landscaping screen is provided along the 
side or rear boundary adjacent to the driveway. 

R5.1 Performance Solution 

Car parking areas are located to the front and side of the proposed 
development. Notwithstanding, parking areas will be heavily 
landscaped to reduce visual impact from the street and will be safe 
and convenient in their location. 

R5.2 Performance solution 

Safe and convenient car parking will be provided that are well 
ventilated, screened from adjoining development and will be 
illuminated as required.  

R5.3 Complies 

The driveways to the proposed development is not located within 
proximity to the rear boundary, due to the Retirement facility’s location 
at the southern end of the lot.  It is noted that the eastern access is 
located within a proposed easement to be nominated within Proposed 
Lot 2. 

P6 Development does not adversely impact on the 
natural environment43 

43 Vegetation clearing is required to be undertaken in 
accordance with Local Law – Vegetation Management. 

A6.1 The siting of Multi-Unit Housing/Holiday 
Accommodation minimises cut unless required for 
a basement or semi-basement car park. 

R6.1 Performance Solution 

Multi-unit housing / holiday accommodation is not proposed as part of 
this development application. Notwithstanding, the Retirement facility 
the subject of the development application will not adversely impact on 
the natural environment. 

Landscaping and Open Space 

P7 The development provides a functional and usable 
Landscaping and Recreation Area for the use of 
guests 

A7.1  

 

 

 

 

 

 

 

 

 

 

 

 

 

Landscaping and Recreation Areas must be 
provided at a minimum rate of: 

 30 m2 for the first bedroom of each 

Dwelling Unit; plus 

 15 m2 for each additional bedroom of 

each Dwelling Unit; or 

 15 m2 for each Private Room. 

AND 

A minimum of 4 metres by 4 metres of 
Landscaping and Recreation Area is provided for 
each Dwelling Unit which is directly accessible 
from a habitable living room. 

OR 

At least 50% of the total Landscaping and 
Recreation Area required for all Dwelling 
Units/Private Rooms specified above is provided 
as one communal area, having a minimum 
dimension of 6 metres. 

R7.1 Performance Solution 

Communal recreation areas and ample landscaping is provided in the 
grounds of the proposed Retirement facility, in various locations.  
Specifically, 5,976m2 of Private Open Space is proposed, which 
equates to 142m2 per dwelling unit / room. Additionally, 3,771m2 of 
‘public community space’ is proposed. 
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A7.2  

 

 

 

 

 

 

A7.3 

Each Dwelling Unit/Private Room is provided with 
a private roofed balcony, or patio with a minimum 
area of 6m2 and a minimum depth of 2 metres. 

In the case of each Dwelling Unit if the private 
roofed balcony, or patio is directly accessible to 
the private open space area required in A7.1 
above, the area of the balcony, or patio can be 
used in the calculation of the private open space 
area up to a maximum area of 6 m2 for each 
Dwelling Unit. 

Any swimming pool, including surrounding coping 
or paving, located within the front Setback is 
Setback a minimum of 3 metres from the Main 
Street Frontage. 

AND 

No suspended or above ground swimming pool 
structures are located within the 6 metre Setback 
to the Main Street Frontage. 

R7.2 Performance Solution 

Due to the nature of the development, communal recreation areas (as 
opposed to private balcony and/or patio areas) and ample landscaping 
is provided in the grounds of the proposed Retirement facility, in 
various locations. 

R7.3 Performance Solution 

A swimming pool is not proposed as part of this development. 
Notwithstanding, communal recreation areas and ample landscaping 
is provided in the grounds of the proposed Retirement facility, in 
various locations. 

 

P8 The development provides residents with a range 
of on Site services and facilities. 

A8.1  

 

 

 

 
 
A8.2 

A communal clothes drying area of 30m2 is 
provided in a central location. 

OR 

Each Dwelling Unit has its own clothes drying area 
designated in their private open space and 
screened from view from public vantage points and 
other Dwelling Units on Site or on adjacent Sites. 

A refuse bin storage area is provided and located 
for convenient use by all guests and is readily 
accessible to waste management contractors. 

AND 

The refuse bin storage area is screened from view 
from public Roads, is roofed and drained to sewer 
and has a hose and hose cock attached to provide 
for cleaning 

R8.1 Performance Solution 

Due to the nature of the proposed development, a dedicated laundry 
is proposed within the Retirement facility for laundering services. 

R8.2 Will Comply 

Refuse storage will be provided to the proposed development in an 
accessible and screened location. 

Retirement Facility (Extra Provisions) 

Location and Amenity 

P9 Retirement Facilities are located in areas which 
offer convenience to residents, and are designed 
to be compatible with the locality and surrounding 
area in which they are located.  

 

A9.1 Retirement Facilities are conveniently located in 
established areas in close proximity to public 
transport, Shopping Facilities and health care 
services. 

R9.1 Complies 

The Retirement facility proposed is located adjacent the Mossman 
Hospital. Various other facilities (such as hairdressing salon, kitchen 
and chemist) are proposed within the facility. 

Design Layout 

P10 Retirement Facilities are designed to provide for 
the amenity and security of residents44. 

A10.1  The Retirement Facility incorporates covered 
walkways wide enough to accommodate 

R10.1 Complies 

A main covered walkway extends from the general car park area to 
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44 Retirement Facilities are required to be designed in 
accordance with the requirements of the Aged Care Act 
1997 or any other relevant legislation. 

 

 

A10.2  

 

 

A10.3 

wheelchairs and ramps, where necessary, which 
provide on Site weather protection between all 
areas of the complex. 

Decorative perimeter security fencing and gates 
are provided to ensure the safety and security of 
residents and the fencing complies with the 
relevant Planning Area Code. 

Security screens are provide on all Dwelling Units 
or residential rooms to ensure the safety and 
security of residents, while allowing for the capture 
of prevailing breezes. 

the westernmost frontage of the main building of the facility. Additional 
pathways within the facility are sheltered by awnings and extended 
roof lines. 

R10.2 Complies 

Decorative perimeter security fencing will be provided to the proposed 
development. Entrance to the facility is restricted via entrance through 
the main building, to ensure the safety and security of residents. 

R10.3 Complies 

It is understood that security screens will be provided to residential 
rooms to ensure safety. 

 

P11 The internal layout of the Retirement Facility and 
the location of the Retirement Facility allows for 
the safe evacuation of residents in an emergency 
and provides for emergency services to efficiently 
Access the Site. 

A11.1  

 

 

 
A11.2  
 
 
A11.3 

The design of the Retirement Facility ensures that 
external circulation and Access and egress points 
on the Site facilitate the evacuation of the Site in 
an efficient manner. 

The Site of the Retirement Facility is not prone to 
inundation and all circulation pathways throughout 
the Site are constructed above 3.2 metres AHD. 

The location and Site of the Retirement Facility are 
readily accessible to emergency vehicles. 

A11.1 Performance Solution 

It is understood that an evacuation plan will be created for the 
proposed facility detailing evacuation point(s). 

A11.2 Performance Solution 

It is understood that the subject site is prone to flood inundation (refer 
to the Flood Study provided at Appendix H). Notwithstanding, the 
proposed development will be constructed to ensure the safe 
evacuation of residents in an emergency and facilitate effective 
emergency access. 

A11.3 Complies 

The proposed development features dual access and dedicated 
ambulance parking to facilitate the access of emergency vehicles. 

Ancillary Facilities 

P12 Retirement Facilities provides residents with a 
range of on Site services and facilities. 

A12.1 Retirement Facilities incorporate a range of 
ancillary services and facilities, such as: lounge 
areas, library/reading room, TV games/recreation 
room, pharmacy, hairdresser, convenience store 
and the like. 

A12.1 Complies 

The proposed development will incorporate a range of activities for 
residents, including patio areas, chemist, chapel, terrace and 
hairdressing salon. 
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Natural Hazards Code 
Performance Criteria Acceptable Measures Proposal 

Bushfire 

P1 Development does not compromise the safety of 
people or property from bushfire. 

A1.1 Any development on land identified as High Risk 
Hazard on any Natural Hazards Overlay on any 
Locality Map complies with the relevant 
requirements of State Planning Policy 1/03 – 
Mitigating the Adverse Impacts of Flood, Bushfire 
and Landslide. 

AND 

Development complies with a Bushfire 
Management Plan prepared for the site. 

R1.1 Performance Solution 

The proposed development is not located in an area of High risk 
hazard with regard to bushfire. Notwithstanding, the siting of the 
proposed facility and various attenuation measures to the buildings 
themselves will consider bushfire hazard to maintain the safety of 
residents. 

 

P2 Development maintains the safety of people and 
property by: 

 avoiding areas of High or Medium Risk 

Hazard; or 

 mitigating the risk through: 

- lot design and the siting of Buildings; 
and 

- including firebreaks that provide 
adequate: 

 Setbacks between Building/structures 

and hazardous vegetation, and 

 Access for fire fighting/other emergency 

vehicles; 

- providing adequate Road Access for 
fire fighting/other emergency vehicles 
and safe evacuation; and 

- providing an adequate and accessible 
water supply for fire-fighting purposes 

A2.1 Development is located on a Site that is not 
subject to High or Medium Risk Hazard. 

OR 

For all development (if development is proposed to 
be located on a Site that is subject to High or 
Medium Risk Hazard), then: 

Buildings and structures on lots greater than 2500 
m2: 

 are sited in locations of lowest hazard 

within the lot; and 

 achieve Setbacks from hazardous 

vegetation of 1.5 times the predominant 

mature canopy tree Height or 10 metres, 

whichever is the greater; and 

 10 metres from any retained vegetation 

strips or small areas of vegetation; and 

 are sited so that elements of the 

development least susceptible to fire are 

sited closest to the bushfire hazard. 

Building and structures on lots less than or equal 
to 2500 m2, maximise Setbacks from hazardous 
vegetation. 

AND 

For uses involving new or existing Buildings with a 
Gross Floor Area greater than 50 m2 each lot has: 

 a reliable reticulated water supply that 

has sufficient flow and pressure 

characteristics for fire fighting purposes 

at all times (minimum pressure and flow 

is 10 litres a second at 200 kPa); or 

R2.1 Complies 

The proposed development is not located in an area of High risk 
hazard with regard to bushfire. 
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 an on Site water storage of not less than 

5000 litres (eg. accessible dam or tank 

with fire brigade tank fittings, swimming 

pool). 

A2.2 For development that will result in multiple 
Buildings or lots (if development is proposed to be 
located on a Site that is subject to High or Medium 
Risk Hazard), then: 

Residential lots are designed so that their size and 
shape allow for: 

 efficient emergency Access to Buildings 

for fire fighting appliances (eg. by 

avoiding long narrow lots with long 

Access drives to Buildings); and 

 Setbacks and Building siting in 

accordance with 2.1 (a) above. 

AND 

Firebreaks are provided by: 

 a perimeter Road that separates lots 

from areas of bushfire hazard and that 

Road has: 

- a minimum cleared width of 20 metres; and 

- a constructed Road width and all-weather 
standard complying with Council standards. 

OR 

 where it is not practicable to comply with 

fire break provisions above, 

maintenance trails are located as close 

as possible to the boundaries of the lots 

and the adjoining bushland hazard, and 

the fire/maintenance trails: 

- have a minimum cleared width of 6 metres; and 

- have a formed width and gradient, and erosion 
control devices to Council standards; and 

- have vehicular Access at each end; and 

- provide passing bays and turning areas for fire 
fighting applicants; and 

- are either located on public land, or within an 
Access easement that is granted in favour of the 
Council and Queensland Fire Rescue Service 
(QFRS). 

AND 



January 2016 Cardno HRP 12 

Performance Criteria Acceptable Measures Proposal 

sufficient cleared breaks of 6 metres minimum 
width in retained bushland within the development 
(eg. creek corridors and other retained vegetation) 
to allow burning of sections and Access for 
bushfire response. 

AND 

Roads are designed and constructed in 
accordance with applicable Council and State 
government standards and: 

 have a maximum gradient of 12.5%; and 

 exclude culs-de-sac, except where a 

perimeter Road isolates the 

development from hazardous vegetation 

or the culs-de-sac are provided with an 

alternative Access linking the cul-de-sac 

to other through Roads. 

P3 Public safety and the environment are not 
adversely affected by the detrimental impacts of 
bushfire on hazardous materials manufactured or 
stored in bulk. 

A3.1 Development complies with a Bushfire 
Management Plan prepared for the site. 

R3.1 Performance Solution 

Hazardous materials, should they be stored in bulk, will be stored in 
accordance with the relevant practices to ensure the safety of staff and 
residents. 
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Acid Sulfate Soils Code 
Performance Criteria Acceptable Measures Proposal 

Disturbance of Acid Sulfate Soils 

P1 The release of acid and associated metal 
contaminants into the environment are avoided 
either by: 

 not disturbing Acid Sulfate Soils; or by 

 preventing the potential impacts of any 

disturbance through appropriate Site 

planning, treatment and ongoing 

management. 

A1.1 The disturbance of Acid Sulfate Soils is avoided 
by: 

 not excavating or removing more than 

100 m3 of material identified as 

containing or potentially containing Acid 

Sulfate Soils; 

 not permanently or temporarily 

extracting groundwater that results in the 

aeration of previously saturated Acid 

Sulfate Soils; and 

 demonstrating that any filling in excess 

of 500 m3 of material to depths greater 

than an average depth of 0.5 metres will 

not result in ground water extrusion from 

Acid Sulfate Soils and the aeration of 

previously saturated Acid Sulfate Soils 

from the compaction or movement of 

those soils. 

 A1.2 Site planning, treatment and 

ongoing management are undertaken so 

that: 

 acid and metal contaminants are not 

generated and acidity is neutralised; 

 untreated Acid Sulfate Soils are not 

taken off-Site unless this is to an 

alternative location for treatment; and 

 surface and groundwater flows from 

areas containing Acid Sulfate Soils do 

not release leachate containing acid or 

metal contaminants into the 

environment. 

R1.1 Will Comply 

Earthworks to facilitate the proposed development will be detailed at 
the Operational Works stage of the proposed development, however 
will be designed in consideration of Acid sulfate soils. 

 

Identification and Management of Acid Sulfate Soils 

P2 The location and extent of Acid Sulfate Soils are 
identified on the development Site and 
appropriately management so as to avoid the 
release of acid and associated metal contaminants 
into the environment. 

A2.1 No Acceptable Solution 

(Information that the Council may request to 
demonstrate compliance with the Performance 
Criteria is outlined in Planning Scheme Policy No 9 
– Reports and Information the Council May 
Request, for code and impact assessable 
development). 

R2 Performance Solution 

Earthworks to facilitate the proposed development will be detailed at 
the Operational Works stage of the proposed development, however 
will be designed in consideration of Acid sulfate soils. 
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Natural Areas and Scenic Amenity Code 

The Natural Areas and Scenic Amenity Code has not been addressed as the Designated Development Area (DDA) is located outside of areas mapped as 
containing Remnant Vegetation 
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Reconfiguring a Lot Code 
Performance Criteria Acceptable Measures Proposal 

Area and Dimensions of Lots 

P1 P1 Lots are of sufficient area and dimensions to 
meet the requirements of the users and 
accommodate the form of development likely to be 
constructed in the respective Planning Areas, 
together with the open space, Landscaping, 
Access and car parking associated with the 
particular form of development. 

 

A1.1 A1.1 Lots comply with the area and dimensions 
identified for lots in the respective Planning Areas 
in Table 1. 

R1.1 Performance Solution 

No minimum area or dimensions are specified for the Community and 
Recreational Facilities planning area. Notwithstanding, the site is to be 
subdivided into two lots, with Proposed Lot 1 (Stage 1) having a total 
area of 13,935m2, and Proposed Lot 2 having a total area of 29,845m2 
and are considered to be of sufficient dimension to meet the 
requirements of future Retirement facility development. 

 

Note: P2-P6 have regard to Planning Areas not relevant to the proposed development 

Infrastructure for Local Communities 

P7 Provision is made for open space that: 

 meets the recreational needs of 

residents and visitors to the Shire; 

 provides a diverse range of settings; 

 creates effective linkages with other 

areas of open space and natural areas; 

and 

 contributes to the visual and Scenic 

Amenity of the Shire. 

A7.1 An area of 10% of the land to be reconfigured is 
provided as open space in accordance with 
Planning Scheme Policy No 9 – Open Space 
Contributions. 

OR 

A contribution is paid in lieu of an area being 
designated for open space in accordance with 
Planning Scheme Policy No 9 – Open Space 
Contributions 

OR 

A combination of the above, as agreed to by 
Council. 

R7.1 Performance Solution 

Adequate communal open space is provided within the proposed lot to 
meet the recreational needs of residents, create linkages with the 
natural vegetation located to the west and provide a diverse range of 
settings for residents.  Moreover, (a) the Retirement facility is a 
managed environment where the active and passive recreation needs 
of residents will be, in part managed; and (b) the expansive on site 
area available for the passive and active recreation needs of residents 
is such that Open Space Contributions should not be payable; and no 
land dedication is required as no demand is created by the proposed 
development. 

 

P8 Informal Parks and Sporting Parks are provided 
and sited to meet the needs of local residents in 
the Shire. 

A8.1 Informal Parks are provided at the ratio of 2 
hectares per 1000 persons with a minimum size of 
Informal Parks being 0.5 – 1 hectare (Local Parks) 
and 3 – 5 hectares (District Parks). 

AND 

Sporting Parks are provided at the ratio of 2 
hectares per 1000 persons with a minimum size of 
Sporting Parks being 1.2 – 2 hectares (Local 
Parks) and 5 hectares (District Parks). 

R8.1 Does Not Comply 

Due to the nature of the proposed development, an informal park for 
the local community is not proposed as part of the development.  

Adequate communal open space is provided on site to meet the 
recreational needs of residents, create linkages with the natural 
vegetation located to the west and provide a diverse range of settings 
for residents. 

Road Network 

P9 The Road network: 

 is integrated and consistent with the 

existing and proposed local Road 

network; 

 is legible and retains existing features, 

views, topography and vegetation; 

A9.1 

 

 

 
A9.2 

 

Roads are designed and constructed in 
accordance with the specifications set out in 
Planning Scheme Policy No 6 – FNQROC 
Development Manual. 

The Road network takes into consideration the 
natural and cultural features of the Site, existing 
vegetation, Watercourses and contours. 

R9.1 Not Applicable 

No additional roads are proposed.  Proposed Lot 1 and Proposed Lot 2 
have sufficient road frontage and vehicular accesses will be 
constructed to provide access to Proposed Lot 1 and Proposed Lot 2. 

R9.2 Not Applicable 

No additional roads are proposed.  A Traffic Impact Assessment (TIA) 
has been undertaken with regard to the proposed development and 
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 is convenient and safe for local 

residents; 

 facilitates walking and cycling within the 

neighbourhood; and 

 is compatible with the intended role of 

the State-Controlled Road and does not 

prejudice traffic safety or efficiency. 

A9.3 

 

 
 

 
A9.4 

 

 

A9.5 

The Road network is designed to reduce traffic 
speeds and volumes on local streets in residential 
areas to facilitate parking and manoeuvring and to 
integrate with the existing and proposed 
pedestrian and bicycle paths network. 

Direct Access is not provided to a State-Controlled 
Road where legal and practical Access from 
another Road is possible. 

Where the created allotments have frontage to 
more than one Road, Access to the individual 
allotments is from the lower order Road. 

will be provided under separate cover. Note that no cultural features 
are not understood to be located onsite. 

R9.3 Not Applicable 

No additional roads are proposed.  A Traffic Impact Assessment (TIA) 
has been undertaken with regard to the proposed development and 
will be provided under separate cover.  

R9.4 Complies 

Direct access is not proposed to a State-controlled road as part of the 
proposed development. 

R9.5 Performance Solution 

Proposed Lot 1 and Proposed Lot 2 will have frontage to and access 
from Johnston Road.  

P10 The Road network for industrial/commercial 
reconfigurations ensures convenient movement 
and Access for vehicles, particularly heavy 
vehicles, without affecting the amenity of 
residential neighbourhoods. 

A10.1 
 
 
 
 
A10.2 

Roads are designed and constructed in 
accordance with the specifications set out in 
Planning Scheme Policy No 6 – FNQROC 
Development Manual. 

Industrial/commercial traffic is able to Access a 
major Road without intruding into a residential 
neighbourhood. 

R10.1 Not Applicable 

The proposed development is not for industrial or commercial 
purposes and will not generate industrial/commercial traffic. 

R10.2 Not Applicable 

The proposed development is not for industrial or commercial 
purposes and will not generate industrial/commercial traffic. 

Pedestrian and Bicycle Network 

P11 Networks of pedestrian and bicycle paths are 
provided in safe and convenient locations. 

A11.1  

 

 

 

A11.2  

 

 

A11.3 

Safe and convenient walking and cycling networks 
are provided to link residential areas to schools, 
community facilities, parks and public transport, 
Tourist Attractions, commercial and industrial 
areas. 

The pedestrian and bicycle path network is 
constructed in accordance with the specifications 
set out in Planning Scheme Policy No 6 – 
FNQROC Development Manual. 

Lighting for bicycle paths is provided in 
accordance with the relevant Australian Standards. 

R11.1 Performance Solution 

Due to the nature of the proposed development, walking paths will be 
provided within the Retirement facility. Further, a footpath will be 
provided to the frontage of the lot. 

R11.2 Will Comply 

The footpath provided to the frontage of the proposed lot will be 
constructed in accordance with the relevant FNQROC standards. 

R11.3 Performance Solution 

The footpath provided to the frontage of the proposed lot will be 
constructed in accordance with the relevant FNQROC standards. 

Stormwater Drainage  

P12 Stormwater runoff is contained and managed so 
that it does not adversely affect: 

 natural Watercourses; 

 surface or underground water quality; or 

 the built environment either upstream or 

downstream of the Site. 

A12.1 Stormwater drainage is designed and constructed 
in accordance with the specifications set out in 
Planning Scheme Policy No 6 – FNQROC 
Development Manual. 

R12.1 Will Comply 

Stormwater infrastructure design will be detailed at the Operational 
Works stage of the proposed development, however will be designed 
and constructed in accordance with the provisions of the FNQROC 
Development Manual.  Stormwater management will be addressed in 
further detail in a report to be provided under separate cover. 

Water Supply 

P13 An adequate, safe and reliable supply of potable 
water is provided.  

A13.1  Where in a water supply area, each new lot is 
connected to Council’s reticulated water supply 

R13.1 Will Comply 
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A13.2 

system. 

AND 

The extension of and connection to the reticulated 
water supply system is designed and constructed 
in accordance with the specifications set out in 
Planning Scheme Policy No 6 – FNQROC 
Development Manual 

A contribution is paid in accordance with Planning 
Scheme Policy No 11 – Water Supply and 
Sewerage Headworks and Works External 
Contributions. 

The proposed lot will be connected to Council’s reticulated water 
supply, as identified within the Sewer and Water Infrastructure Advice 
provided at Appendix E. Water connections will be designed and 
constructed in accordance with the provisions of the FNQROC 
Development Manual. 

R13.2 Performance Solution 

The Applicant seeks to enter into an Infrastructure Agreement with 
regard to Infrastructure Charges. Notwithstanding, An adequate, safe 
and reliable supply of potable water will be provided to the proposed 
lot. 

Treatment and Supply of Effluent 

P14 Provision is made for the treatment and disposal of 
effluent to ensure that there are no adverse 
impacts on water quality and no adverse 
ecological impacts as a result of the system or as 
a result of increasing the cumulative effect of 
systems in the locality. 

A14.1  

 

 

 

 

 

 

 

 

 

 

 

 

 

A14.2 

Each new lot is connected to Council’s sewerage 
system. 

AND 

The extension of and connection to the sewerage 
system is designed and constructed in accordance 
with the specifications set out in Planning Scheme 
Policy No 6 – FNQROC Development Manual. 

OR 

Where the Site is not in a sewerage scheme area, 
the proposed disposal system meets the 
requirements of relevant Sections of the 
Environmental Protection Policy (Water) 1997. 

AND 

The proposed on Site effluent disposal system is 
located on and contained within the lot in 
accordance with the Standard Sewage Law. 

A contribution is paid in accordance with Planning 
Scheme Policy No 11 – Water Supply and 
Sewerage Headworks and Works External 
Contributions 

R14.1 Will Comply 

The proposed lot will be connected to Council’s sewerage system, as 
identified within the Sewer and Water Infrastructure Advice provided at 
Appendix E. Sewer connections will be designed and constructed in 
accordance with the provisions of the FNQROC Development Manual. 

 

R14.2 Performance Solution 

The Applicant seeks to enter into an Infrastructure Agreement with 
regard to Infrastructure Charges. Notwithstanding, sewer connection 
will be provided to the proposed lot. 

Note: P15-P20 has regard to Residential Development – Standard Format Plan with Common Property and are not applicable to the proposed development 

Note: P21 has regard to Boundary Realignment and is not applicable to the proposed development 

Energy Efficiency 

P22 The road and lot layout facilitates the siting and 
design of buildings to conserve non-renewable 
energy sources and assists in orientation and 
design appropriate for the local tropical conditions. 

P22.1 No Acceptable Solution 

 

R22 Complies 

The lot layout provides adequate opportunity to facilitate the 
appropriate orientation of the Retirement facility proposed onsite. 

P23 The road and lot layout minimises fossil fuel use 
by: 

 reducing the need for and length of local 
vehicle trips, 

P23.1 No Acceptable Solution 

 

R23 Complies 

The proposed design of the Retirement facility encourages walking 
through the provision of footpaths both within the facility grounds and 
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 maximising public transport 
effectiveness, 

 encouraging walking and cycling, and 

 provision of appropriate street 
landscaping 

via the footpath located along the lot frontage.  

The provision of facilities within the proposed facility will reduce the 
need for vehicle trips. 
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Filling and Excavation - General 

P1 All filling and excavation work does not 
create a detrimental impact on the slope 
stability, erosion potential or visual amenity 
of the Site or the surrounding area. 

A1.1 

 

 

 

 

 

 

A1.2 

 

 
 

A1.3 

 
 

A1.4 

 

A1.5 

 

 

 

 

A1.6 

 

 

 

The height of cut and/or fill, whether retained 
or not, does not exceed 2 metres in height. 

AND 

Cuts in excess of those stated in A1.1 above 
are separated by benches/terraces with a 
minimum width of 1.2 metres that incorporate 
drainage provisions and screen planting. 

 

Cuts are supported by batters, retaining or 
rock walls and associated benches/terraces 
are capable of supporting mature vegetation. 

 

Cuts are screened from view by the siting of 
the Building/structure, wherever possible. 

 

Topsoil from the Site is retained from 
cuttings and reused on benches/terraces. 

 
No crest of any cut or toe of any fill, or any 
part of any retaining wall or structure, is 
located closer than 600 mm to any boundary 
of the property, unless the prior written 
approval of the adjoining landowner and the 
Council, has been obtained. 

 

Non-retained cut and/or fill on slopes are 
stabilised and protected against scour and 
erosion by suitable measures, such as 
grassing, Landscaping or other 
protective/aesthetic measures. 

R1.1 Complies 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development.  

Notwithstanding, only minor earthworks / filling are required in 
the south west corner of the subject site (the site of the 
proposed facility) to allow finished floor levels to have immunity 
to the ARI 200 flood plus a freeboard of 300mm (refer 
Engineering Report). This will involve fill of less than 2.0 

metres in height.   

Accordingly, the minor filling required will not detrimentally 
impact slope, erosion potential or visual amenity. 

 

R1.2 Will Comply 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development. 
Notwithstanding, all Operational Works will be designed in 
accordance with the relevant standards. 

 

R1.3 Not Applicable 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development. 
Notwithstanding, no cuts are proposed. 

 

R1.4 Complies 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development. 
Notwithstanding, any topsoil cut from the site will be re-used 
on site. 

 

R1.5 Will Comply 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development. 
Notwithstanding, no toe of any fill will be located within 600 
mm to any boundary. 

 

R1.6 Will comply 
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Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development. 
Notwithstanding, fill will be stabilized and protected against 
scour. 

Visual Impact and Site Stability 

P2 Filling and excavation are carried out in such 
a manner that the visual/scenic amenity of 
the area and the privacy and stability of 
adjoining properties is not compromised. 

 

A2.1 

 

 

 

 

 

A2.2 

The extent of filling or excavation does not 
exceed 40% of the Site area or 500 m2 
whichever is the lesser. 

EXCEPT THAT 

A2.1 does not apply to reconfiguration of 5 
lots or more. 

 

Filling and excavation does not occur within 
2 metres of the Site boundary. 

R2.1 Performance Solution 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development.  

Notwithstanding, only minor earthworks / filling are understood 
to be required in the south west corner of the subject site (the 
site of the proposed facility) to allow finished floor levels to 
have immunity to the ARI 200 flood plus a freeboard of 
300mm. 

Accordingly, the minor filling required is not expected to impact 
upon visual/scenic amenity or compromise the privacy or 
stability of adjoining properties. 

 

R2.2 Performance Solution 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development.  

Notwithstanding, only minor earthworks / filling are understood 
to be required in the south west corner of the subject site (the 
site of the proposed facility) to allow finished floor levels to 
have immunity to the ARI 200 flood plus a freeboard of 
300mm. 

Accordingly, the minor filling required is not expected to impact 
upon visual/scenic amenity or compromise the privacy or 
stability of adjoining properties. 

Flooding and Drainage 

P3 Filling and excavation does not result in a 
change to the run off characteristics of a Site 
which then have a detrimental impact upon 
the Site or nearby land or adjacent Road 
reserves. 

A3.1 

 

 
A3.2 

 
 

A3.3 

 

A3.4 

Filling and excavation does not result in the 
ponding of water on a Site or adjacent land 
or Road reserves. 

Filling and excavation does not result in an 
increase in the flow of water across a Site or 
any other land or Road reserves. 

Filling and excavation does not result in an 
increase in the volume of water or 
concentration of water in a Watercourse and 
overland flow paths. 

R3.1 Will Comply 

A Flood Study is provided at Appendix H of the Town 
Planning Report. The proposed works are not expected to 

result in the ponding of water at the subject site or adjacent 
land/road reserves. 

 

R3.2 Performance Solution 

A Flood Study is provided at Appendix H of the Town 

Planning Report, which indicates that filling to accommodate 



January 2016 Cardno HRP 21 

Performance Criteria Acceptable Measures Proposal 

 Filling and excavation complies with the 
specifications set out in the Planning 
Scheme Policy No 6 – FNQROC 
Development Manual. 

the proposed development will result in an increase in the 100 
year flood level in Marrs Creek adjacent to the subject site of 
100-200mm. The increase of the flow level on rural land further 
to the west is generally 50-100mm. 

Notwithstanding, due to the Rural nature of the adjacent land 
use, the increase of flow is not considered to generate a 
detrimental impact on the rural land or Marrs Creek.  

 

R3.3 Performance Solution 

A Flood Study is provided at Appendix H of the Town 

Planning Report, which indicates that filling to accommodate 
the proposed development will result in an increase in the 100 
year flood level in Marrs Creek adjacent to the subject site of 
100-200mm. The increase of the flow level on rural land further 
to the west is generally 50-100mm. 

Notwithstanding, due to the Rural nature of the adjacent land 
use, the increase of flow is not considered to generate a 
detrimental impact on the rural land or Marrs Creek.  

 

R3.4 Will Comply 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development. 
Notwithstanding, all Operational Works will be designed in 
accordance with the relevant specifications as set out in the 
FNQROC Development Manual. 

Water Quality 

P4 Filling and excavation does not result in a 
reduction of the water quality of receiving 
waters. 

A4.1 Water quality is maintained to comply with 
the specifications set out in the Planning 
Scheme Policy No 6 – FNQROC 
Development Manual. 

R4.1 Will Comply 

Detailed Operational Works drawings will be provided at the 
Operational Works stage of the proposed development. 
Notwithstanding, all Operational Works will be designed in 
accordance with the relevant specifications as set out in the 
FNQROC Development Manual. 
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Landscape Design 

P1 Landscape design satisfies the purpose and 
the detailed requirements of this Code. 

A1.1 

 

 

 

 

 

Landscaping is undertaken in accordance 
with a Landscape Plan drawn to scale which 
complies with and illustrates all the relevant 
requirements of this Code and Planning 
Scheme Policy No 7 – Landscaping. 

AND 

Landscaping is maintained in accordance 
with the requirements specified in this Code 
and Planning Scheme Policy No 7 – 
Landscaping. 

R1.1 Will Comply 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report.  

Landscaping will be maintained as required under Planning 
Scheme Policy No 7 – Landscaping. 

 

Landscape-Character and Planting 

P2 Landscaping contributes to a sense of place, 
is functional to the surroundings and 
provides dominant visual interest and form. 

 

A2.1 

 

 

A2.2 

 

 

 

 

 

 

A2.3 

A minimum of 80% of the proposed 
landscape area is open to the sky for 
sunlight and ventilation. 

 

The percentage of native or endemic species 
utilised in the Landscaping is as specified in 
the Locality Code. 

OR 

Where not specified in the Locality Code, in 
accordance with Planning Scheme Policy 
No. 7 – Landscaping. 

 

Landscaping includes planting layers 
comprised of canopy, middle storey, 
screening and groundcovers, with palm trees 
used as accent plants only. 

R2.1 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided (refer Appendix G of the 

Town Planning Report), which allows for more than 80% of the 
landscaped area to be open to the sky. 

 

R2.2 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which allows for a variety of native and 
endemic plant species creating visual interest and form. 

 

R2.2 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which incorporate a variety of planting layers 
and heights. 

P3 Landscaping is consistent with the existing 
landscape character of the area and native 
vegetation existing on the Site is to be 
retained wherever possible and integrated 
with new Landscaping47. 
47 Vegetation clearing is required to be 

A3.1 

 

 
A3.2 

 

Existing native vegetation on Site is retained 
and incorporated into the Site design, 
wherever possible. 

Any mature vegetation on the Site which is 
removed or damaged during development of 
the Site is replaced with advanced native 

R3.1 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which allows for a variety of native and 
endemic plant species to ensure consistency with the 
surrounding area. It is understood that any existing native 
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undertaken in accordance with Local Law – 
Vegetation Management. 

 

A3.3 

 

 

A3.4 

 

species. 

Where there is an existing landscape 
character in a street or locality which results 
from existing vegetation, similar species are 
planted on Site or on the street. 

Street trees are 100% native species which 
enhance the landscape character of the 
streetscape, with species chosen from the 
Plant Species Schedule in Planning Scheme 
Policy No 7 – Landscaping. 

vegetation located along the western boundary of the subject 
site is understood will be retained for the proposed 
development.  

 

R3.2 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which includes semi-mature native and 
endemic plant species to ensure consistency with the 
surrounding area. Notwithstanding, it is understood that any 
mature vegetation located along the western boundary of the 
subject site is understood will be retained for the proposed 
development.  

 

R3.3 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which allows for a variety of native and 
endemic plant species to ensure consistency with the 
surrounding area.  

 

R3.4 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report. Cassia javanica (Apple Blossom Shower) 
and Cassia X ‘Rainbow Showers’ (Rainbow Showers), semi-
mature trees with spreading canopy are proposed as street 
trees for the proposed development, which are considered to 
be consistent with the existing landscape character of the area  
(notwithstanding that they’re not native).  It is noted that 
Delonix regia (Poinciana) and Cassia species exist on 
Johnston Road and therefore the proposed street trees 
perpetuate the existing landscape character. 

Note – Although not relevant to the Performance Criteria 
‘heritage’ flowering street trees (that are readily available in Far 
North Queensland in advanced sizes) have been chosen to 
reflect the nature of this extension to the urban fabric. That is, 
special consideration has been given to the fact that the 
proposed development is a Retirement facility, and that the 
positive, restorative effects of the landscape have been 
considered in the selection of plant species (including street 
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trees).   

P4 Plant species are selected with consideration 
to the scale and form of development, 
screening, buffering, streetscape, shading 
and the locality of the area. 

A4.1 Species are selected in accordance with the 
Plant Species Schedule in Planning Scheme 
Policy No 7 – Landscaping. 

R4.1 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which incorporate plant species in 
consideration of screening, buffering, streetscape, shading, the 
locality of the area and the scale and form of the proposed 
development. 

P5 Shade planting is provided in car parking 
areas where uncovered or open, and 
adjacent to driveways and internal 
Roadways. 

A5.1 

 

 

 

 

A5.2 

 

 
A5.3 

 

 

A5.4 

Where car parking areas are uncovered or 
open, shade trees are planted at regular 
intervals (a minimum of 1 shade tree is 
provided for every 5 car parks) throughout 
the car parking areas, and adjacent to 
driveways and internal Roadways. 

 

A minimum of 1 shade tree is provided for 
every 10 metres along a driveway or internal 
Roadway. 

 

Landscape beds and trees are protected by 
garden edging, bollards or wheel stops. 

 

Trees within car parking areas have a 
minimum planting area the equivalent of 1 
car parking bay, with a minimum topsoil 
depth of 0.8 metre. 

R5.1 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which incorporates shade planting in car 
parking areas. 

 

R5.2 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which incorporates shade planting in car 
parking areas. 

 

R5.3 Will Comply 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report. It is understood that landscape beds and 
trees will be protected by garden edging, bollards or wheel 
stops as appropriate. 

 

R5.4 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which incorporates shade planting in car 
parking areas. It is understood that appropriate species (in 
terms of soil requirements and planting bay area) have been 
selected for the car parking areas. 

Screening 

P6 Fences along street Frontages are 
articulated with appropriate Landscaping. 

A6.1 

 

 

Perimeter fencing to any street Frontage 
complies with the relevant Planning Area 
Code. 

R6.1 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 
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A6.2  

Trees, shrubs and groundcovers are planted 
within any recessed areas along the fence 
line. 

 

Planning Report.  The front boundary fence will include a wall 
and art spaces and will have consideration of the safety 
requirements of the Retirement facility population. 

 

R6.2 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which includes ‘feature tropical plants’ and 
‘hardy flowering edge plants / shrubs to 1M’ landscaping 
adjacent the front fence (refer to Appendix G for species 

detail). 

P7 Landscaping within Recreation Areas of 
residential development are functional, well 
designed and enhance the residential 
amenity. 

A7.1 

 

 

A7.2 

 

 

A7.3 

 

 

 

A7.4 

One shade tree is provided for each private 
open space or private Recreation Area. 

 

Tree species provide 30% shade over the 
area within 5 years. 

 

A minimum of 50% of the Landscaping and 
Recreational Area is landscaped, with trees, 
shrubs, groundcovers, minimising large 
expanses of hardstand areas and structures. 

 

Plants are located to provide shelter and 
shade to Habitable Rooms and outdoor 
Recreation Areas from the hot summer sun. 

R7.1 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report. Landscaping within Recreation Areas is 
considered to be functional, well designed and will enhance 
the residential amenity. 

 

R7.2 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report. Landscaping within Recreation Areas is 
considered to be functional, well designed and will enhance 
the residential amenity. 

 

R7.3 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report. Landscaping within Recreation Areas is 
considered to be functional, well designed and will enhance 
the residential amenity. 

 

R7.4 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which detail shade and shelter plants to 
outdoor Recreation Areas to adjacent Habitable Rooms. 

P8 Undesirable features are screened with 
Landscaping. 

A8.1 Landscaping of Dense Planting is planted 
along and near retaining walls, long blank 

R7.1 Performance Solution 

The proposed development will be landscaped in accordance 
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walls of Buildings, mechanical and air-
conditioning units, clothes drying areas, bin 
enclosures and other utility structures with 
appropriate trees, shrubs and groundcovers. 

with the Landscape plans provided at Appendix G of the Town 

Planning Report, which detail landscaping to screen 
undesirable features. 

P9 The environmental values of the Site and 
adjacent land are enhanced. 

A9.1 Landscaping using similar endemic or native 
species, is planted on-Site on land adjoining 
an area of natural environmental value. 

R9.1 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which detail the use of endemic and native 
species on site. 

Streetscape and Site Amenity  

P10 Landscaping for residential development 
enhances the streetscape and the visual 
appearance of the development. 

A10.1  

 

 

 

 

 
 

 

 

A10.2 

 

 

 

 

 
 

 

 
A10.3 

Dense Planting along the front of the Site 
incorporates: 

 shade canopy trees to provide 

shade to the Frontage of the Site 

within 5 years of planting; 

 landscape screening of blank walls; 

 low shrubs, groundcovers and 

mulch to completely cover unsealed 

ground. 

 

Dense Planting to the rear of the Site 
incorporates: 

 1 shade tree for an average of 

every 75 m2, growing to the 

Building eave Height within 5 years 

of planting; 

 screening shrubs to grow to 3 

metres in Height within 2 years of 

planting; 

 low shrubs, groundcovers and 

mulch to completely cover unsealed 

ground. 

 

Dense Planting to the side boundaries 
incorporates: 

 trees planted for an average of 

every 10 metres where adjacent to 

R10.1 Complies 

Dense planting is proposed in the site frontage.  Refer 
Appendix G of the Town Planning Report for detail. 

 

 

 

 

 

 

 

R10.2 Performance Solution 

Dense planting is proposed in the rear of the site.  Refer 
Appendix G of the Town Planning Report for detail. 

 

 

 

 

 

 

R10.3 Complies 

Dense planting to side boundaries complies with the 
requirements of A10.3.  Refer Appendix G of the Town 

Planning Report for detail. 
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a Building; 

 Low shrubs, groundcovers and 

mulch to completely cover unsealed 

ground. 

P11 Landscaping for non-residential development 
enhances the streetscape and the visual 
appearance of the development. 

A11.1  

 

 

 

 

 

 

 

 

A11.2 

 

 

 

 

 

 

 

 

 

A11.3 

 

 

 

 

 

 

 

 

 

 

Dense Planting along the front boundary of 
the Site where a Building is Setback from the 
front alignment, incorporates: 

 shade canopy trees to provide 

shade to the Frontage of the Site 

within 5 years of planting where 

appropriate; 

 landscape screening of blank 

 walls; 

 low shrubs, groundcovers and 

mulch to completely cover unsealed 

ground. 

Dense Planting to the rear of the Site where 
a Building is Setback from the rear 
alignment, incorporates: 

 1 shade tree for an average of 

every 75 m2 growing to the Building 

eave Height within 5 years of 

planting; 

 screening shrubs to grow to 3 

metres in Height within 2 years of 

planting; 

 low shrubs, groundcovers and 

mulch to completely cover unsealed 

ground. 

 

Dense Planting to the side boundaries where 
visible from the street or adjoining a 
boundary to a different Planning Area, and 
where a Building is Setback from the side 
boundary, incorporates: 

 trees planted for an average of 

every 10 metres where adjacent to 

R11.1 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which detail the use of semi-mature trees to 
the frontage of the site, the landscaping of blank walls, use of 
low shrubs and ground covers to cover unsealed ground. 

 

 

 

 

R11.2 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which detail the use of flowering shade trees, 
sentinel trees and rainforest trees combined with screening 
shrubs, low shrubs and ground covers to cover unsealed 
ground. 

 

 

 

 

R11.3 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which detail the use of flowering shade trees 
and rainforest trees combined with low shrubs and ground 
covers to cover unsealed ground. 
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A11.4 

a Building; 

 screening shrubs, low shrubs and 

groundcover appropriate for the 

amount of space, light and 

ventilation of the area; 

 low shrubs, groundcovers and 

mulch to completely cover unsealed 

ground. 

 

A minimum of 20% of shade trees and 
shrubs is incorporated in all areas of 
Landscaping growing to the Building eave 
Height within 5 years. 

 

 

R11.4 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which detail greater than 20% of shade trees 
to be used in landscaping of the subject site. 

Maintenance and Drainage 

P12 Landscaped areas are designed in order to 
be maintained in an efficient manner. 

A12.1 

 

 
 

A12.2 

 

 

 

A12.3 

 

A12.4 

 

 

 

A12.5 

 

A maintenance program is undertaken in 
accordance with the Maintenance Schedule 
in Planning Scheme Policy No 7 – 
Landscaping. 

 

A reticulated irrigation system is provided to 
common Landscaping and Recreation Areas 
and planter boxes in accordance with 
Australian Standards, with 1 hose cock 
within each area. 

 

Turf areas are accessible by standard lawn 
maintenance equipment. 
 

Plant species are selected with long life 
expectancy and minimal maintenance 
requirements where on-Site management 
will be limited. 

 

Mulching is provided to all garden beds to 
reduce weed growth and to retain water, and 
is to be replenished every year in the 
ongoing maintenance program. 

R12.1 Performance Solution 

Landscaped areas have been designed to be maintained 
efficiently. 

 

 

R12.2 Performance Solution 

Landscaped areas have been designed to be maintained 
efficiently. 

 

 

R12.3 Performance Solution 

Landscaped areas have been designed to be maintained 
efficiently. 

R12.4 Performance Solution 

Landscaped areas have been designed to be maintained 
efficiently. 

 

 

R12.5 Performance Solution 

Landscaped areas have been designed to be maintained 
efficiently. 

P13 Stormwater runoff is minimised and re-used A13.1  Adequate drainage is provided to all paving, R13.1 Will Comply 
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in Landscaping through water infiltration, 
where appropriate. 

 

 

 

 

A13.2 

 

 

A13.3 

 

 

turf and garden beds, including the use of 
swales, spoon drains, subsurface drainage, 
field gullies, rock or pebble lined 
Watercourses and stormwater connections. 

 

Overland flow paths are not to be restricted 
by Landscaping works 

 

Water runoff is re-used through draining of 
hard surface areas towards permeable 
surfaces, turf, garden beds and by 
minimising impervious surfaces on the Site. 

Adequate drainage will be provided to paving, turf and garden 
beds, as appropriate. 

 

 

R13.1 Will Comply 

Overland flow paths are not expected to be restricted by 
landscaping works. 

 

R13.1 Will Comply 

Adequate drainage to absorb water runoff will be provided to 
paving, turf and garden beds, as appropriate. 

Safety 

P14 Tree species and their location 
accommodate vehicle and pedestrian sight 
lines. 

A14.1 Trees located near pathways, driveways, 
Access points, parking areas and street 
corners have a minimum 3.0 metres of clear 
trunk. 

R14.1 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report. Tree species have been chosen and located 
to accommodate vehicle and pedestrian sight lines. 

P15 The landscape design enhances personal 
safety and reduces the potential for crime 
and vandalism. 

A15.1  

 

 
 

 

 

A15.2  
 

 

 

 

A15.3  

 

 

 

 
 

A15.4 

Security and foot lighting is provided to all 
common areas, including car parks, entries, 
driveways and pathways. 

 

 

 

Hard surfaces are stable, non-slippery and 
useable in all weathers. 

 

 

 

Bushfire hazard is minimised with planting of 
bushfire resistant species near bushfire 
prone areas, (refer to the Bushfire Risk 
Overlay on the relevant Locality Map). 

 

 
 

Lighting for bicycle paths is provided in 
accordance with the relevant Australian 

R15.1 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which are understood to consider personal 
safety and the potential for crime and vandalism. 

 

R15.2 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report.  Hard surfaces will be designed and 
constructed to consider the personal safetyof residents and 
guests of the Retirement facility (including the grade of all 
pedestrian areas). 

 

R15.3 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which include species that do not accentuate 
bushfire risk. 
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Standards R15.4 Performance Solution 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which are understood to consider personal 
safety and the potential for crime and vandalism. 

Lighting will be detailed at the Building Works stage of the 
proposed development, however will be designed in 
accordance with the relevant Australian Standards. 

Utilities and Services 

P16 The location and type of plant species does 
not adversely affect the function and 
accessibility of services and facilities and 
service areas. 

A16.1 

 

 

 

A16.2 

 

 

 

 

 

A16.3 

 

 

 

 

A16.4 

 

 

 

 

A16.5 

 

 

 

 

 

Plant species are selected and sited with 
consideration to the location of overhead and 
underground services. 

 
 

All underground services are to be located 
under pathways and below the eaves of the 
Building. 

 

 

 

 

Irrigation control devices are located in the 
common Landscaping and Recreation Area 

 

 

 

Landscaping is located to enable trade 
persons to Access and view meters and 
other mechanical equipment within the Site. 

 

 

 

Landscaping does not limit Access for 
service vehicles or rubbish trucks to utility 
areas, bin enclosures or docking areas. 

 

 

R16.1 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which consider overhead electricity lines. 

 

R16.2 Performance Solution 

Service provision will be detailed at the Operational Works 
stage of development. Notwithstanding, landscaping as 
proposed is not expected to adversely affect the function and 
accessibility of required services, facilities and service areas. 

 

R16.3 Performance Solution 

Service provision will be detailed at the Operational Works 
stage of development. Notwithstanding, landscaping as 
proposed is not expected to adversely affect the function and 
accessibility of required services, facilities and service areas. 

 

R16.4 Performance Solution 

Service provision will be detailed at the Operational Works 
stage of development. Notwithstanding, landscaping as 
proposed is not expected to adversely affect the function and 
accessibility of required services, facilities and service areas. 

 

R16.5 Performance Solution 

Service provision will be detailed at the Operational Works 
stage of development. Notwithstanding, landscaping as 
proposed is not expected to adversely affect the function and 
accessibility of required services, facilities and service areas. 
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A16.6 

 

 

 

 

 

 

 

A16.7 

 

 

 

 

 

A16.8 

 

 

Landscaping near electric lines or 
substations is designed and developed so 
that any vegetation at maturity or 
Landscaping structures or works do not 
exceed 40 metres in Height on land: 

 in an electric line shadow; or 

 within 5.0 metres of an electric line 

shadow; or within 5.0 metres of a 

substation boundary. 

 

Elsewhere, vegetation is planted at a 
distance that is further from the nearest edge 
of an electric line shadow or substation 
boundary than the expected maximum 
Height at maturity of the vegetation. 

 

 

On a Site adjoining an electricity substation 
boundary, the vegetation foliage at maturity 
is not within 3.0 metres of the substation 
boundary. However, where a substation has 
a solid wall along any part of its boundary, 
foliage may extend to, but not above or 
beyond, that solid wall. 

R16.6 Performance Solution 

Service provision will be detailed at the Operational Works 
stage of development. Notwithstanding, landscaping as 
proposed is not expected to adversely affect the function and 
accessibility of required services, facilities and service areas. 

 

 

 

 

R16.7 Performance Solution 

Service provision will be detailed at the Operational Works 
stage of development. Notwithstanding, landscaping as 
proposed is not expected to adversely affect the function and 
accessibility of required services, facilities and service areas. 

 

R16.8 Performance Solution 

Service provision will be detailed at the Operational Works 
stage of development. Notwithstanding, landscaping as 
proposed is not expected to adversely affect the function and 
accessibility of required services, facilities and service areas. 
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Vehicle Parking Numbers 

P1 Sufficient parking spaces are provided on the 
Site to accommodate the amount and type of 
vehicle traffic expected to be generated by 
the use or uses of the Site, having particular 
regard to: 

 the desired character of the area in 

which the Site is located; 

 the nature of the particular use and 

its specific characteristics and 

scale; 

 the number of employees and the 

likely number of visitors to the Site; 

 the level of local accessibility; 

 the nature and frequency of any 

public transport serving the area; 

 whether or not the use involves the 

retention of an existing Building and 

the previous requirements for car 

parking for the Building; 

 whether or not the use involves an 

identified Valuable Conservation 

Feature and Valuable Site; and 

 whether or not the use involves the 

retention of significant vegetation. 

A1.1 

 

 

 

 

 

  

 

 

The minimum number of vehicle parking 
spaces provided on the Site is not less than 
the number prescribed in Schedule 1 of this 
Code for the particular use or uses. Where 
the number of spaces calculated from the 
Schedule is not a whole number, the number 
of spaces provided is the next highest whole 
number. 

 

R1.1 Performance Solution 

14 Car parking spaces have been provided to the proposed 
development. This is considered to be sufficient, given the 
nature of the facility and the traffic expected to be generated 
from the proposed development.  

The following identifies car parking space provision to the 
proposed development, in comparison with the requirements of 
Schedule 1: 

 1 car space per Dwelling Unit; Not 
applicable/required – no Dwelling Units proposed; 

 plus 1 visitor car space per 5 Dwelling Units; Not 
applicable/required – no Dwelling Units proposed; 

 1 visitor car space per 10 hostel, nursing home or 
similar beds; 5 car parks provided; 

 1 car space per 2 staff members; 5 car parks 
provided (assumes 10 staff); and 

 1 car space for ambulance parking, designated 
accordingly. 1 ambulance space provided 

An additional four (4) spaces have been provided to cater for 
up to eight additional staff OR 40 additional beds (as part of a 
possible future extension). 

 

Parking for People with Disabilities 

P2 Parking spaces are provided to meet the 
needs of vehicle occupants with disabilities49. 
49 Disabled access and facilities are provided in 
accordance with the Building Code of Australia 
and the Australian Standards. 

A2.1 

 

 

 

 

 

 

 

For parking areas with a total number of 
ordinary vehicle spaces less than 50, 
wheelchair accessible spaces are provided 
as follows: 

 Medical, higher education, 

entertainment facilities and 

shopping centres – 2 spaces; 

 All other uses – 1 space. 

 

R2.1 Complies 

Two (2) PWD car parking spaces have been provided to the 
proposed development. 
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A2.2 For parking areas with 50 or more ordinary 
vehicle spaces, wheelchair accessible 
spaces are provided as follows: 

 Medical, higher education, 

entertainment facilities and 

shopping centres – 3% (to the 

closest whole number) of the total 

number of spaces required; 

 All other uses – 2% (to the closest 

whole number) of the total number 

of spaces required. 

R2.2 Not Applicable 

Refer to response R2.1 above. 

 

Motorcycles 

P3 In recognition that motorcycles are low Road-
space transport, a proportion of the parking 
spaces provided may be for motorcycles. 
The proportion provided for motor cycles is 
selected so that: 

 ordinary vehicles do not demand 

parking in the spaces reserved for 

motor cycles due to capacity 

constraints; and, 

 it is a reflection of the make-up of 

the likely vehicle fleet that uses the 

parking; and, 

 it is not a reflection of the lower cost 

of providing motorcycle parking. 

A3.1 

 

Parking for motorcycles is substituted for 
ordinary vehicle parking to a maximum level 
of 2% per cent of total ordinary parking. 

AND 

The motorcycle parking complies with other 
elements of this Code. 

R3.1 Performance Solution 

No dedicated motorcycle parking spaces have been provided 
to the proposed development. Additional car parking spaces 
have been provided which may be utilized by motorcycles 
should they so be required. 

 

Compact Vehicles 

P4 A proportion of the parking spaces provided 
may be for compact vehicles. The proportion 
of total parking provided for compact vehicles 
is selected considering: 

 compact vehicles spaces are not 

available to non-compact vehicles; 

and, 

 it is a reflection of the proportion of 

the likely vehicle fleet that uses the 

parking; and, 

A4.1 For parking areas exceeding 100 spaces for 
short term users or 50 spaces for long-term 
users, parking is provided for compact 
vehicles as a substitute for ordinary vehicle 
parking so that: 

 compact vehicle parking does not 

exceed 10% of total vehicle parking 

required; and, 

 the parking location is proximate to 

the entry locations for parking 

R4.1 Performance Solution 

No compact vehicle parking has been provided to the 
proposed development. 
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 compact vehicle spaces are located 

so as to be proximate to pedestrian 

destinations such that they present 

significant inclination for use by 

users of compact vehicles; and, 

 the scale of parking spaces, likely 

users and the likely degree of 

familiarity with the availability of 

such spaces. 

users; and, 

 the parking provided complies with 

other elements of this Code. 

Bicycles Parking 

P5 Sufficient bicycle parking spaces with 
appropriate security and end of trip facilities 
are provided on-site to accommodate the 
amount of bicycles expected to be generated 
by the use or uses. 

A5.1 The minimum number of bicycle parking 
spaces provided on Site is not less than the 
number prescribed in Schedule 1 of this 
Code, for the particular use or uses. 

R5.1 Performance Solution 

No bicycle parking spaces have been provided to the proposed 
development, as no bicycle traffic is expected to be generated 
by the proposed use. 

Vehicular Access to the Site 

P6 The location of Access points minimises 
conflicts and is designed to operate 
efficiently and safely taking into account: 

 the amount and type of vehicular 

traffic; 

 the type of use (eg long-stay, short-

stay, regular, casual); 

 Frontage Road traffic conditions; 

 the nature and extent of future 

street or intersection improvements; 

 current and future on-street parking 

arrangements; 

 the capacity of the adjacent street 

system; and 

 the available sight distance. 

A6.1 

 

 

 

 

 

A6.2 

 

 

A6.3 

 

The location of the Access points is in 
accordance with the provisions of the 
relevant Australian Standards. 

AND 

Where the Site has Frontage to more than 
one street, the Access is from the lowest 
order street. 

All redundant Accesses must be removed 
and a suitable barrier Erected to prevent 
further use of the Access. 

Only one Access point is to be provided to 
each Site unless stated otherwise in another 
Code. 

R6.1 Performance Solution 

Access points to the proposed development are considered to 
minimize conflicts and take into account expected traffic, road 
frontage conditions and sight lines. 

A Traffic Impact Assessment report is provided at Appendix H 

of the Town Planning Report. 

 

R6.1 Performance Solution 

The site is currently accessed via an informal access point, 
which will be made redundant as part of development. 

Access points to the proposed development are considered to 
minimize conflicts and take into account expected traffic, road 
frontage conditions and sight lines. 

A Traffic Impact Assessment report is provided at Appendix H 

of the Town Planning Report. 

 

R6.1 Performance Solution 

Two access points have been provided to the proposed 
development, due to the nature of the facility: A utility/staff 
access and a general public access. Notwithstanding, the 
access points provided are considered to minimize conflicts 
and take into account expected traffic, road frontage conditions 
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and sight lines. 

A Traffic Impact Assessment report is provided at Appendix H 

of the Town Planning Report. 

Accessibility and Amenity for Users 

P7 On-Site vehicle parking is provided where it 
is convenient, attractive and safe to use, and 
does not detract from an attractive or existing 
streetscape character. 

A7.1 Short term visitor parking is provided at the 
front or on the main approach side of the 
Site, with easy Access to the Building entry, 
where such provision is in keeping with the 
desired character of the area in which the 
Site is located. 

AND 

In mixed use premises that include 
residential or accommodation uses 
(excluding, Port Douglas – Tourist Centre), 
at least 50% of the required number of 
parking spaces for the non-residential use/s 
on the Site is provided in an easily 
accessible location on the premises, so as to 
be convenient to use for customers and 
other visitors. 

R7.1 Performance Solution 

On-site parking is provided to the proposed development in 
accordance with the Floor Plan (Dwg. No. 15.0285.11 SK03) 
provided at Appendix G of the Town Planning Report. The 

parking is in a convenient location that is attractive and safe to 
use, and does not detract from the existing streetscape 
character. 

P8 The layout of parking areas provides a high 
degree of amenity and accessibility for 
different users. 

A8.1 

 

 

 

 

 

 
 

 

A8.2 

The layout of the parking area provides for 
the accessibility and amenity of the following: 

 People with Disabilities 

 Cyclists 

 Motorcyclists 

 Compact Vehicles 

 Ordinary Vehicles 

 Service Delivery Vehicles. 

Where covered parking areas are required in 
accordance with Schedule 1 of this Code, 
sails or other secure structural forms of 
covering provide shade and weather 
protection for vehicles and passengers. 

R8.1 Performance Solution 

The parking layout considers the requirements of likely users 
of the proposed development, incorporating PWD car parking, 
ambulance parking, service delivery vehicles and staff car 
parking and provides a high degree of amenity and 
accessibility for different users. 

 
 

 

 

R8.2 Performance Solution 

Covered parking is not required for the proposed land use. 

Notwithstanding, The parking layout considers the 
requirements of likely users of the proposed development, 
incorporating PWD car parking, ambulance parking, service 
delivery vehicles and staff car parking and provides a high 
degree of amenity and accessibility for different users. 
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Access Driveways 

P9 The dimensions of Access driveways cater 
for all vehicles likely to enter the Site and 
minimises the disruption of vehicular, cyclist 
and pedestrian traffic. 

A9.1 Access driveways are designed in 
accordance with the provisions of the 
relevant Australian Standards. 

R9.1 Will Comply 

Access driveways will be detailed at the Operational Works 
stage of the development, and will be designed in accordance 
with the relevant Australian Standards. 

P10 The surface construction materials of Access 
driveways within the Road reserve contribute 
to the streetscape and alerts pedestrians to 
the location of the driveway. 

A10.1 Surface construction materials are consistent 
with the current or intended future 
streetscape or character of the area and 
contrast with the surface construction 
materials of any adjacent footpath. 

R10.1 Will Comply 

Access driveways will be detailed at the Operational Works 
stage of the development, and will be designed in accordance 
with the relevant Australian Standards. 

Access for People with Disabilities 

P11 Access for people with disabilities is provided 
to the Building from the parking area and 
from the street. 

A11.1 Access for people with disabilities is provided 
in accordance with the relevant provisions of 
the Australian Standards. 

R11.1 Will Comply 

Access for PWD will be provided to the development in 
accordance with the relevant Australian Standards. 

 

Access for Pedestrians 

P12 Access for pedestrians is provided to the 
Building from the parking area and from the 
street. 

A12.1 Defined, safe pedestrian pathways are 
provided to the Building entry from the 
parking area and from the street. 

R12.1 Complies 

Pathways will be provided to the development in accordance 
with the Site Plan (Dwg. No. 15.0285.11 (SK02)), provided at 
Appendix G of the Town Planning Report. 

Access for Cyclists 

P13 Access for cyclists is provided to the Building 
or to bicycle parking area from the street. 

R13.1 Access pathways for cyclists are provided in 
accordance with the relevant provisions of 
the Australian Standards. 

AND 

Where Access for cyclists is shared with 
Access for pedestrians and vehicles, the 
shared use is identified by signage and 
linemarking. 

R11.1 Will Comply 

Access for cyclists will be provided to the development in 
accordance with the relevant Australian Standards. 

Dimensions of Parking Spaces 

P14 Parking spaces have adequate areas and 
dimensions to meet user requirements. 

A14.1 

 

 

 

 

Car parking for the disabled, ordinary car 
parking spaces and motorcycle parking 
spaces meet the requirements of the 
relevant Australian Standards. 

AND 

R14.1 Complies 

Car parking spaces within the proposed development have 
been designed in accordance with the requirements of the 
relevant Australian Standards. 
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A14.2 

Parking spaces for special vehicles that are 
classified in accordance with the relevant 
Australian Standards meet the requirements 
of that Standard. 

AND 

Parking spaces for standard sized buses 
have the following minimum dimensions: 

 width: 4 metres 

 length: 20 metres 

 clear Height: 4 metres. 

AND 

Parking spaces for compact vehicles have 
the following minimum dimensions: 

 15 per cent less in width 

measurements than required by 

Australian Standards for any 

ordinary vehicle; and, 

 20 per cent less in length 

measurements than required by 

Australian Standards for any 

ordinary vehicle. 

AND 

Parking spaces for special vehicles meet the 
requirements dictated by the vehicle 
dimensions and manoeuvring characteristics 
and provide sufficient clearance to 
obstructions and adjacent vehicles to 
achieve a level of service to users equivalent 
to that specified by the relevant Australian 
Standards. 

 

Parking spaces for bicycles meet the 
requirement of the relevant Australian 
Standard. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

R14.2 Not Applicable 

No parking spaces for bicycles have been provided to the 
proposed development, as it is not expected that the proposed 
development will generate bicycle traffic.  

On-Site Driveways, Maneuvering Areas and Parking / Standing Areas 

P15 On-Site driveways, manoeuvring areas and 
vehicle parking/standing areas are designed, 

A15.1 On-Site driveways, vehicle manoeuvring and R15.1 Will Comply 
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constructed and maintained such that they: 

 are at gradients suitable for 

intended vehicle use; 

 consider the shared movements of 

pedestrians and cyclists; 

 are effectively drained and 

surfaced; and 

 are available at all times they are 

required. 

 

 

 

 

 

 

 

 

 

 
 

 

 
 

A15.2 

 

loading/unloading areas: 

 are sealed in urban areas: 

AND 

upgraded to minimise noise, dust and runoff 
in other areas of the Shire in accordance 
with the relevant Locality Code; 

 have gradients and other design 

features in accordance with the 

provisions of the relevant Australian 

Standards; and 

 drain adequately and in such a way 

that adjoining and downstream land 

is not adversely affected. 

 

Parking areas are kept and used exclusively 
for parking and are maintained in a suitable 
condition for parking. 

Access driveways, manoeuvring areas and loading/unloading 
areas will be sealed, to be detailed at the Operational Works 
stage of the development. 

 

 

 

 

 

 

 

 

 

 

 
R15.2 Will Comply 

Parking areas will be maintained exclusively for parking 
purposes. 

Vehicle Circulation, Queuing and Set Down Areas 

P16 Sufficient area or appropriate circulation 
arrangements are provided to enable all 
vehicles expected to use the Site to drive on 
and off the Site in forward gear. 

A16.1 Circulation and turning areas comply with the 
provisions of the relevant Australian 
Standards. 

R16.1 Complies 

Circulation and turning areas have been designed to comply 
with the relevant Australian Standards. 

P17 An on-Site circulation system provides safe 
and practical Access to all parking, 
loading/unloading and manoeuvring areas. 

A17.1 Circulation driveways comply with the 
provisions of the relevant Australian 
Standards. 

R17.1 Complies 

The circulation driveway has been designed to comply with the 
relevant Australian Standards. 

P18 Where vehicle queuing, set down or special 
vehicle parking is expected, sufficient 
queuing or parking area is provided to enable 
vehicles to stand without obstructing the free 
flow of moving traffic or pedestrian 
movement. 

A18.1 Queuing and set down areas comply with the 
relevant Australian Standard and any 
relevant AUSTROAD Guidelines. 

R18.1 Performance Solution 

No set down areas have been provided to the proposed 
development. Notwithstanding, sufficient area is available at 
the entrance of the proposed facility to enable vehicles to 
queue and set down, without obstructing traffic or pedestrian 
movement. 
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Energy Efficiency 

P1 Buildings are designed and sited to: 

 maximise the thermal comfort 

achieved within the building using 

passive design measures; and 

 minimise the need for energy reliant 

cooling appliances to achieve 

accepted levels of thermal comfort. 

A1.1 

 

 

 

 

 

 

A1.2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

For residential buildings, each dwelling unit 
achieves a minimum 5 star BERS™ or 
NatHERS™ (or equivalent) energy rating. 

OR 

 

 

 

For residential buildings: 

(a) all door openings and windows in 
habitable rooms that face between north and 
south east and south west and north are fully 
shaded by adjustable external shutters or 
blinds, and 

(b) glazed windows or door assemblies have 
a minimum WERS51 Rating of 3 stars for 
cooling, and 

(c) all external walls (excluding windows and 
other glazing) achieve an overall R-value not 
less than R1.5, and 

(d) all ceilings (excluding garages, open 
verandas and carports) achieve an overall R-
value of R3.0, and 

(e) all habitable rooms have: 

have a window or door in opposite walls that 
are open-able to the outside; 

or 

 have a direct flow path from an 

open-able window through the 

doorways or other openings within 

the dwelling unit to another window 

or opening to the outside; 

Or 

 open directly onto an unobstructed 

breezeway that is a minimum of 900 

mm wide and open-able at both 

ends with a minimum 1.5m2 

R1.1 Not Applicable 

No dwelling units are proposed. 

 

R1.2 Not Applicable 

Relevant to the Building work stage of the development only. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

R1.3 Not Applicable 

Relevant to the Building work stage of the development only. 
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A1.3 

 
 

 

opening; 

Or 

 have a minimum ceiling height of 

2.7m and at least one ceiling fan. 

 

For non-residential buildings: 

(a) glazed windows or door assemblies have 
a minimum WERS52 Rating of 3 stars for 
cooling, and 

(b) all external walls (excluding windows and 
other glazing) achieve an overall R-value not 
less than R1.5, and 

(c) all ceilings (excluding garages, open 
verandas and carports) achieve an overall R-
value of R3.0. 

tP2 Hot water systems support the efficient use 
of natural resources and minimise 
consequent pollution such as greenhouse 
gas emissions. 

 

A2.1 

 

 

 

 

 

 

 

 

 

A2.2 

For all buildings with individual hot water 
systems installed in each dwelling unit or 
tenancy, all hot water systems installed 
comprise: 

(a) a system with a minimum of 24 
Renewable Energy Certificates, or 

(b) a natural gas system, 

or 

(c) a liquid petroleum gas (LPG) system with 
a 5 star AGA Energy Rating Label. 

 

For all buildings with centrally installed hot 
water systems: 

(a) a low NOx gas water heating system/s 
supply hot water to all dwelling units or 
tenancies, 

Or  

(b) solar water heaters supply hot water to all 
dwelling units or tenancies where less than 
25% of water heating is provided by booster 
units, 

or 

(c) electric heat pump water heaters supply 

R2.1 Not Applicable 

Relevant to the Building work stage of the development only. 

 

 

 

 
 
 

R2.2 Not Applicable 

Refer response R2.1 above. 
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hot water to all dwelling units or tenancies, 

or 

(d) a gas-fired cogeneration or fuel cell unit is 
installed which supplies electricity and uses 
waste heat for cooling/heating and hot water. 

P3 Where practicable, and consistent with 
density and design provisions, residents 
should have access to a non-mechanical 
clothes drying area: 

(a) taking advantage of natural ventilation; 
and 

(b) receiving ample sunlight, in a manner that 
does not impair visual amenity 

A3.1 No Acceptable Solution R3.1 Performance Solution 

The facility will contain a laundry service for residents, which 
may provide for non-mechanical drying areas. Laundry 
specifics will be detailed at the building works stage of 
development. 

P4 Cooking appliances are energy efficient. A4.1 For residential buildings, each dwelling unit 
has: 

(a) a gas cook-top installed with a range 
hood; and 

(b) a gas oven with appropriate ventilation; or 

(c) a fan-forced electric oven 

R4.1 Not Applicable 

Relevant to the Building work stage of the development only. 

P5 All electrical appliances intended to be 
installed as standard into any residential 
building shall meet a minimum standard of 4 
stars in accordance with the Australian 
Energy Rating Label. 

A5.1 All: 

 Dishwashers; 

 Clothes dryers; 

 Clothes washers; 

 Airconditioners; and 

 Refrigerators/freezers 

where installed with the development, shall 
meet a minimum 4 star rating in accordance 
with the Australian Energy Rating Label. 

R5.1 Not Applicable 

Relevant to the Building work stage of the development only. 

P6 Lighting is energy efficient. A6.1 

 

 

 

 

 

 

For residential buildings: 

(a) The minimum circuit efficacy for all 
common area lighting is 75 lumens per watt. 

(b) All common area lighting is fitted with 
automatic controllers. 

(c) Kitchens and living areas are fitted with 
energy efficient light fixtures such as 
fluorescent lighting. 

R5.1 Not Applicable 

Relevant to the Building work stage of the development only. 

 

 

R5.1 Not Applicable 

The proposed development is for a Retirement Facility. 
Notwithstanding, it is understood that the proposed facility will 
incorporate energy efficient lighting, to be detailed at the 
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A6.2 

 

 

 

 

 

A6.3 

 

 
 

 

 

A6.4 

 

For Business Facilities, the average lighting 
power density does not exceed 10 watts per 
square metre. 

 

 

 

For Shops and Shopping Facilities, the 
average lighting power density does not 
exceed 23 watts per square metre. 

 

 

 

Individual tenancies within non-residential 
buildings are fitted with energy efficient light 
fixtures such as fluorescent lighting. 

building works stage of development. 

 

R5.1 Not Applicable 

The proposed development is for a Retirement Facility. 
Notwithstanding, it is understood that the proposed facility will 
incorporate energy efficient lighting, to be detailed at the 
building works stage of development. 

 

R5.1 Not Applicable 

The proposed development is for a Retirement Facility. 
Notwithstanding, it is understood that the proposed facility will 
incorporate energy efficient lighting, to be detailed at the 
building works stage of development. 

P7 Air conditioning, where not covered by an 
Australian Energy Rating Label, is energy 
efficient. 

R7 Air conditioning units or systems comply with 
the minimum energy performance 
requirements specified in the Australian/New 
Zealand Standard AS/NZS 3823.2.2003. 

R7.1 Not Applicable 

Relevant to the Building work stage of the development only.  

Water Conservation and Reuse 

P8 Rainwater harvesting systems are 
incorporated into residential and non-
residential buildings to ensure collection, 
treatment and reuse of rainwater on-site to 
reduce run-off and demand on the potable 
water supply. Internal fixtures supplied from 
a rainwater tank must have a continuous 
supply of water. 

A8.1 

 

 

 

 

 

 

 

 

 

 

 

 

A8.2 

All residential buildings provide rainwater 
storage tank/s on-site fitted with a first flush 
device and vermin-proof mesh strainer on 
the inlet and that has a capacity of: 

(a) 30,000 litres per dwelling unit where 
located in the Rural Planning Area or the 
Rural Settlement Planning Area, or 

(b) 5,000 litres per dwelling unit where 
located in any other Planning Area. 

All non-residential buildings provide 
rainwater storage tank/s on-site fitted with a 
first flush device and vermin-proof mesh 
strainer on the inlet and that has a capacity 
of 5,000 litres per toilet/urinal unit. 

 

The rainwater tank is plumbed for external 
use for irrigation and pool top up and internal 

R8.1 Not applicable 

Relevant to the Building work stage of the development only.  

 

 

 

 

 

 

 

 

R8.2 Not Applicable 

Relevant to the Building work stage of the development only.  

R8.3 Not Applicable 

Relevant to the Building work stage of the development only. 
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A8.3 

 

 

 

 

 

 

 

 

 

 

 

 

 

A8.4 

 

use for toilet cisterns and washing machine 
cold water taps. 

 

A rainwater tank has – 

(a) An automatic switching device providing 
supplementary water from the reticulated 
town water supply; or 

(b) A trickle top up system, providing 
supplementary water from the reticulated 
town water supply with – 

(i) A minimum flow rate of 2 litres per minute 
and a maximum flow rate of 4 litres per 
minute; and 

(ii) Top up valves installed in an accessible 
location; and 

(iii) A storage volume of the reticulated town 
water supply top up shall be no more than 
and no less than 1000 litres 

 

A backflow prevention device is installed to 
protect the potable water within the 
reticulated town water supply system in 
accordance with AS/NZS 3500:2003 
Plumbing and Drainage. 

 
 
 
 
 
 
 
 
 
 
 

R8.4 Not Applicable 

Relevant to the Building work stage of the development only. 

P9 Plumbing fittings must support the efficient 
use of water. 

A9.1  

 

 

 

 

A9.2 

 

 

 

 

 

A9.3 

All sink, tub or basin taps or mixers have a 
certified AAA Water Conservation Rating. 

 

 

 

All toilets have: 

(a) 4 litre or less average flush cisterns 
(when calculated in accordance with 
Australian/New Zealand Standard AS/NZS 
6400:2003), and 

(b) matched pans. 

 

All showers have thermostatic mixers. 

R9.1 Not applicable 

Relevant to the Building work stage of the development only.  

R9.2 Not Applicable 

Relevant to the Building work stage of the development only.  

 

 

R9.3 Not Applicable 

Relevant to the Building work stage of the development only. 

Waste Minimisation 
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P10 Site and building design must facilitate 
efficient sorting and disposal to maximise 
recycling opportunities. 

A10.1 

 

 

 

 
 

A10.2 

For residential buildings, each dwelling unit 
has separated, built-in temporary storage for 
recyclable materials and general waste. 

 

 
 

All buildings include a refuse bin storage 
area: 

(a) with sufficient capacity for the collection 
of recyclable materials and general refuse, 
and 

(b) located for convenient use by all 
residents/tenants and readily accessible to 
waste management contractors, and 

(c) screened from view from public roads, is 
roofed and drained to sewer and includes a 
hose cock to provide for cleaning of refuse 
bins. 

R10.1 Performance Solution 

The proposed facility will incorporate efficient sorting and 
disposal of waste to facilitate recycling opportunities. 

 

R10.2 Will Comply 

The proposed facility will incorporate an area for the efficient 
sorting and disposal of waste. 

 

 

 

Landscaping and Irrigation 

P11 Landscaping must facilitate sustainable 
tropical design by: 

 providing sufficient space for the 

retention and/or establishment of 

significant substantial vegetation, 

 using locally appropriate plant 

species, 

 using paving design and materials 

that minimise heat reflection and 

site run-off, 

 providing appropriate seasonal 

shade and passive cooling/heating 

of outdoor spaces throughout the 

year, 

 providing private open space 

located to maximise indoor/outdoor 

connections, and 

 design and plant selection to 

A11.1 

 

 

 

 

A11.2 

 

 

 

 

 

 

 

A11.3 

 

Impervious paving is limited to: 

(a) vehicle manoeuvring areas, 

(b) vehicle hard-stand areas, and 

(c) pedestrian movement paths. 

 

Landscape and recreation areas are planted 
to: 

(a) ensure the penetration of prevailing 
north-east and south summer breezes and 
north-east winter morning sun, and 

(b) minimise exposure to the prevailing west 
and south-west winter winds, and 

(c) shade the western walls of buildings. 
 

Opportunities for water infiltration on-site are 
maximised through: 

(a) minimising the extent of impervious 
surfaces, 

(b) use of porous paving in low traffic areas, 

R11.1 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which identify that impervious paving is 
limited to hardstand areas, manoeuvring areas and pedestrian 
paths. 

 

R11.2 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which have been designed to consider 
prevailing breezes and sun paths. 

 

 

 

 

R11.3 Complies 

The proposed development will be landscaped in accordance 
with the Landscape plans provided at Appendix G of the Town 

Planning Report, which have been designed to consider 
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minimise water use and contribute 

to stormwater management. 

(c) draining hard surfaces towards 
permeable surfaces, and 

(d) inclusion of turf and garden beds. 

drainage. 

 

 

 

 

Solar Panels 

P12 Solar hot water systems are located for 
optimum performance. 

A12.1 Solar hot water systems are located on the 
roof of a building and the panels face solar 
north. 

R12.1 Will comply 

Hot water system (where provided) specifics will be detailed at 
the building works stage of development. Notwithstanding, 
solar hot water systems, should they be utilised, will be located 
for optimum performance. 

Private Swimming Pools 

P13 A swimming pool for recreational use by 
residents of a residential building is designed 
and constructed to minimise its resource 
needs by consideration of: 

 potential usage in terms of number 

of swimmers; 

 purpose (e.g, lap swimming, 

plunging, etc); 

 siting issues; and 

 filtration systems. 

A13.1 No Acceptable Solution. R13.1 Not Applicable 

The proposed development does not include a swimming pool. 
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J 
IDAS FORMS 



 

  

IDAS form 1—Application details 
(Sustainable Planning Act 2009  version 4.2 effective 3 August 2015) 

 

This form must be used for ALL development applications. 

 

You MUST complete ALL questions that are stated to be a mandatory requirement unless otherwise identified on this 
form.  
 

For all development applications, you must: 

• complete this form (IDAS form 1—Application details)  
• complete any other forms relevant to your application 

• provide any mandatory supporting information identified on the forms as being required to accompany your 
application. 

Attach extra pages if there is insufficient space on this form. 
 

All terms used on this form have the meaning given in the Sustainable Planning Act 2009 (SPA) or the Sustainable 
Planning Regulation 2009.  

 

This form and any other IDAS form relevant to your application must be used for development applications relating to 
strategic port land and Brisbane core port land under the Transport Infrastructure Act 1994 and airport land under the 
Airport Assets (Restructuring and Disposal) Act 2008. Whenever a planning scheme is mentioned, take it to mean land 
use plan for the strategic port land, Brisbane core port land or airport land. 
 

PLEASE NOTE: This form is not required to accompany requests for compliance assessment. 

 

Mandatory requirements 

 

Applicant details (Note: the applicant is the person responsible for making the application and need not be the owner 
of the land. The applicant is responsible for ensuring the information provided on all IDAS application forms is correct. 
Any development permit or preliminary approval that may be issued as a consequence of this application will be issued 
to the applicant.) 

 

Name/s (individual or company name in full) Douglas Shire Council and The Salvation Army (joint 
applicants) c/- Cardno HRP 

 

For companies, contact name Dominic Hammersley 
 

Postal address  PO Box 1619 

 

 

Suburb Cairns 

State QLD Postcode 4870 

Country Australia 
 

Contact phone number 07 4051 0288 
 

Mobile number (non-mandatory requirement)  
 

Fax number (non-mandatory requirement)  



  
 

 IDAS form 1—Application details 
Version 4.2—3 August 2015 

 

Email address (non-mandatory requirement) Dominic.Hammersley 

 @cardno.com.au 
 

Applicant’s reference number (non-mandatory 
requirement) 

HRP15394 

 

1. What is the nature of the development proposed and what type of approval is being sought?  
 

Table A—Aspect 1 of the application (If there are additional aspects to the application please list in Table B—Aspect 2.) 

a) What is the nature of the development? (Please only tick one box.) 

   Material change of use 
 

  Reconfiguring a lot   Building work   Operational work 

b) What is the approval type? (Please only tick one box.) 

   Preliminary approval 
under s241 of SPA 

 

  Preliminary approval 
under s241 and s242 
of SPA 

  Development permit  

c) Provide a brief description of the proposal, including use definition and number of buildings or structures where 
applicable (e.g. six unit apartment building defined as a multi-unit dwelling, 30 lot residential subdivision etc.) 

 Development application for a Material Change of Use (Retirement facility) 

 

 

 

d) What is the level of assessment? (Please only tick one box.) 

   Impact assessment 
 

  Code assessment   

 

Table B—Aspect 2 of the application (If there are additional aspects to the application please list in Table C—
Additional aspects of the application.) 

a) What is the nature of development? (Please only tick one box.) 

   Material change of use 
 

  Reconfiguring a lot   Building work   Operational work 

b) What is the approval type? (Please only tick one box.) 

   Preliminary approval 
under s241 of SPA 

 

  Preliminary approval 
under s241 and s242 
of SPA 

  Development 
permit 

 

c) Provide a brief description of the proposal, including use definition and number of buildings or structures where 
applicable (e.g. six unit apartment building defined as a multi-unit dwelling, 30 lot residential subdivision etc.) 

 Preliminary approval for the balance portion identified as ‘Future Retirement Facility Development’ 

 

 

 

d) What is the level of assessment?  

   Impact assessment 
 

  Code assessment   

 

Table C—Additional aspects of the application (If there are additional aspects to the application please list in a 
separate table on an extra page and attach to this form.) 

   Refer attached schedule 
 

  Not required   
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2. Location of the premises (Complete Table D and/or Table E as applicable.  Identify each lot in a separate row.) 
 

Table D—Street address and lot on plan for the premises or street address and lot on plan for the land adjoining or 
adjacent to the premises (Note: this table is to be used for applications involving taking or interfering with water.)  
(Attach a separate schedule if there is insufficient space in this table.) 

  Street address and lot on plan (All lots must be listed.) 

  Street address and lot on plan for the land adjoining or adjacent to the premises (Appropriate for 
development in water but adjoining or adjacent to land, e.g. jetty, pontoon. All lots must be listed.) 

Street address Lot on plan 
description 

Local government area 
(e.g. Logan, Cairns) 

Lot Unit 
 no. 

Street 
 no.  

Street name and official 
suburb/ locality name  

Post-
code 

Lot no.  Plan type 
and plan no.  

i)   Johnston Road, 
Mossman Gorge 

4873 1 SP150474 Douglas Shire Council 

ii)        

iii)        

Planning scheme details (If the premises involves multiple zones, clearly identify the relevant zone/s for each lot in a 
separate row in the below table. Non-mandatory) 

Lot Applicable zone / precinct Applicable local plan / precinct Applicable overlay/s 

i) Community and Recreational 
Facilities 

Mossman and Environs Acid Sulfate Soils 

Natural Hazards 

ii)    

iii)    
 

Table E—Premises coordinates (Appropriate for development in remote areas, over part of a lot or in water not 
adjoining or adjacent to land e.g. channel dredging in Moreton Bay.) (Attach a separate schedule if there is insufficient 
space in this table.) 

Coordinates  
(Note: place each set of coordinates in a separate row) 

Zone  
reference 

Datum Local government  
area (if applicable) 

Easting  Northing  Latitude Longitude 

          GDA94 

     WGS84 

     other 

 

 

 

 

3. Total area of the premises on which the development is proposed (indicate square metres) 
 

4.378ha 
 

4. Current use/s of the premises (e.g. vacant land, house, apartment building, cane farm etc.) 
 

Vacant land 
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5. Are there any current approvals (e.g. a preliminary approval) associated with this application? (Non-
mandatory requirement) 

 

 No  Yes—provide details below  
 

List of approval reference/s  Date approved (dd/mm/yy) Date approval lapses (dd/mm/yy) 

   
 

6. Is owner’s consent required for this application? (Refer to notes at the end of this form for more information.) 
 

 No 

 Yes—complete either Table F, Table G or Table H as applicable 
 

Table F 

Name of owner/s of the land  

I/We, the above-mentioned owner/s of the land, consent to the making of this application. 

Signature of owner/s of the land  

 

Date 
 

Table G 

Name of owner/s of the land Douglas Shire Council 

  The owner’s written consent is attached or will be provided separately to the assessment manager. 
 

Table H 

Name of owner/s of the land  

  By making this application, I, the applicant, declare that the owner has given written consent to the making of the application. 
 

7. Identify if any of the following apply to the premises (Tick applicable box/es.) 
 

 Adjacent to a water body, watercourse or aquifer (e.g. creek, river, lake, canal)—complete Table I 

 On strategic port land under the Transport Infrastructure Act 1994—complete Table J 

 In a tidal water area—complete Table K 

 On Brisbane core port land under the Transport Infrastructure Act 1994 (No table requires completion.) 

 On airport land under the Airport Assets (Restructuring and Disposal) Act 2008 (no table requires completion) 

 Listed on either the Contaminated Land Register (CLR) or the Environmental Management Register (EMR) under 
the Environmental Protection Act 1994 (no table requires completion) 

 

Table I 

Name of water body, watercourse or aquifer 
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Table J 

Lot on plan description for strategic port land Port authority for the lot 

  
 

Table K 

Name of local government for the tidal area (if applicable) Port authority for the tidal area (if applicable) 

  
 

8. Are there any existing easements on the premises? (e.g. for vehicular access, electricity, overland flow, 
water etc) 

 

 No  Yes—ensure the type, location and dimension of each easement is included in the plans submitted  
 

9. Does the proposal include new building work or operational work on the premises? (Including any 
services) 

 

 No  Yes—ensure the nature, location and dimension of proposed works are included in plans submitted   
 

10. Is the payment of a portable long service leave levy applicable to this application? (Refer to notes at the 
end of this form for more information.) 

 

 No—go to question 12  Yes  
 

11. Has the portable long service leave levy been paid? (Refer to notes at the end of this form for more 
information.) 

 

 No  

 Yes—complete Table L and submit with this application the yellow local government/private certifier’s copy of the 
receipted QLeave form 

 

Table L 

Amount paid Date paid 

(dd/mm/yy) 

QLeave project number (6 digit number 
starting with A, B, E, L or P) 

   
 

12. Has the local government agreed to apply a superseded planning scheme to this application under 
section 96 of the Sustainable Planning Act 2009?  

 

 No  

 Yes—please provide details below 
 

Name of local government Date of written notice given 
by local government 
(dd/mm/yy) 

Reference number of written notice given 
by local government (if applicable) 
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13. List below all of the forms and supporting information that accompany this application (Include all IDAS 
forms, checklists, mandatory supporting information etc. that will be submitted as part of this application) 

 

Description of attachment or title of attachment Method of lodgement to 
assessment manager 

Town Planning Report (incl. Appendices) Email 

  

  

  

  
 

14. Applicant’s declaration 
 

 By making this application, I declare that all information in this application is true and correct (Note: it is unlawful to 
provide false or misleading information) 

 
Notes for completing this form 
 
• Section 261 of the Sustainable Planning Act 2009 prescribes when an application is a properly-made application. 

Note, the assessment manager has discretion to accept an application as properly made despite any non-
compliance with the requirement to provide mandatory supporting information under section 260(1)(c) of the 
Sustainable Planning Act 2009 

 
Applicant details 
• Where the applicant is not a natural person, ensure the applicant entity is a real legal entity. 
 
Question 1 
• Schedule 3 of the Sustainable Planning Regulation 2009 identifies assessable development and the type of 

assessment.  Where schedule 3 identifies assessable development as “various aspects of development” the 
applicant must identify each aspect of the development on Tables A, B and C respectively and as required. 

 
Question 6 
• Section 263 of the Sustainable Planning Act 2009 sets out when the consent of the owner of the land is required for 

an application. Section 260(1)(e) of the Sustainable Planning Act 2009 provides that if the owner’s consent is 
required under section 263, then an application must contain, or be accompanied by, the written consent of the 
owner, or include a declaration by the applicant that the owner has given written consent to the making of the 
application.  If a development application relates to a state resource, the application is not required to be supported 
by evidence of an allocation or entitlement to a state resource.  However, where the state is the owner of the 
subject land, the written consent of the state, as landowner, may be required.  Allocation or entitlement to the state 
resource is a separate process and will need to be obtained before development commences. 

 
Question 7 
• If the premises is listed on either the Contaminated Land Register (CLR) or the Environmental 

Management Register (EMR) under the Environmental Protection Act 1994 it may be necessary to 
seek compliance assessment. Schedule 18 of the Sustainable Planning Regulation 2009 identifies 
where compliance assessment is required. 

 
Question 11 
• The Building and Construction Industry (Portable Long Service Leave) Act 1991 prescribes when the portable long 

service leave levy is payable. 
• The portable long service leave levy amount and other prescribed percentages and rates for calculating the levy 

are prescribed in the Building and Construction Industry (Portable Long Service Leave) Regulation 2002. 
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Question 12 
• The portable long service leave levy need not be paid when the application is made, but the Building and 

Construction Industry (Portable Long Service Leave) Act 1991 requires the levy to be paid before a development 
permit is issued. 

• Building and construction industry notification and payment forms are available from any Queensland post office or 
agency, on request from QLeave, or can be completed on the QLeave website at www.qleave.qld.gov.au. For 
further information contact QLeave on 1800 803 481 or visit www.qleave.qld.gov.au. 

 
 
Privacy—The information collected in this form will be used by the Department of Infrastructure, Local Government 
and Planning (DILGP), assessment manager, referral agency and/or building certifier in accordance with the 
processing and assessment of your application. Your personal details should not be disclosed for a purpose outside of 
the IDAS process or the provisions about public access to planning and development information in the Sustainable 
Planning Act 2009, except where required by legislation (including the Right to Information Act 2009) or as required by 
Parliament. This information may be stored in relevant databases. The information collected will be retained as 
required by the Public Records Act 2002. 
 
 
OFFICE USE ONLY 

 

Date received  Reference numbers  

 
NOTIFICATION OF ENGAGEMENT OF A PRIVATE CERTIFIER  

 

To  Council. I have been engaged as the private certifier for the 
building work referred to in this application 

 

Date of engagement Name 
BSA Certification license 
number 

Building 
classification/s 

 

 

   

 
QLEAVE NOTIFICATION AND PAYMENT (For completion by assessment manager or private certifier if 
applicable.) 

 

Description of the work 
QLeave project 
number 

Amount paid 
($) 

Date paid 

Date receipted 
form sighted by 
assessment 
manager 

Name of officer 
who sighted the 
form 

 

 
     

 
The Sustainable Planning Act 2009 is administered by the Department of Infrastructure, Local Government and 
Planning.  This form and all other required application materials should be sent to your assessment manager and any 
referral agency. 
 

http://www.qleave.qld.gov.au/
http://www.qleave.qld.gov.au/


Table C – Schedule  

Aspect 3 of the application 

a) What is the nature of development? (Please only tick one box.) 

   Material change of use 
 

  Reconfiguring a lot   Building work   Operational work 

b) What is the approval type? (Please only tick one box.) 

   Preliminary approval 
under s241 of SPA 

 

  Preliminary approval 
under s241 and s242 
of SPA 

  Development 
permit 

 

c) Provide a brief description of the proposal, including use definition and number of buildings or structures where 
applicable (e.g. six unit apartment building defined as a multi-unit dwelling, 30 lot residential subdivision etc.) 

 Reconfiguring a Lot (one lot into two lots) 

 

 

 

d) What is the level of assessment?  

   Impact assessment 
 

  Code assessment   

 



 

 

IDAS form 5—Material change of use assessable 
against a planning scheme 
(Sustainable Planning Act 2009 version 3.1 effective 3 August 2015) 

 

This form must be used for development applications for a material change of use assessable against a planning 
scheme. 
 

You MUST complete ALL questions that are stated to be a mandatory requirement unless otherwise identified on this 
form. 
 

For all development applications, you must: 

• complete IDAS form 1—Application details 
• complete any other forms relevant to your application 

• provide any mandatory supporting information identified on the forms as being required to accompany your 
application. 

Attach extra pages if there is insufficient space on this form.  
 

All terms used on this form have the meaning given in the Sustainable Planning Act 2009 (SPA) or the Sustainable 
Planning Regulation 2009. 

 

This form must also be used for material change of use on strategic port land and Brisbane core port land under the 
Transport Infrastructure Act 1994 and airport land under the Airport Assets (Restructuring and Disposal) Act 2008 that 
requires assessment against the land use plan for that land. Whenever a planning scheme is mentioned, take it to 
mean land use plan for the strategic port land, Brisbane core port land or airport land. 

 

Mandatory requirements 
 

1. Describe the proposed use. (Note: this is to provide additional detail to the information provided in question 1 
of IDAS form 1—Application details. Attach a separate schedule if there is insufficient space in this table.)  

 

General explanation of the 
proposed use  

Planning scheme 
definition (include each 
definition in a new row) 
(non-mandatory) 

No. of dwelling units 
(if applicable) or 
gross floor area (if 
applicable) 

Days and 
hours of 
operation  
(if applicable) 

No. of 
employees  
(if applicable) 

Retirement Facility Retirement Facility 3,066m2 GFA (42 
dwelling units / 
rooms) 

7 days, 24 
hours 

10 (approx.) 

     

     

     

     
 

2. Are there any current approvals associated with the proposed material change of use?  
(e.g. a preliminary approval.) 

 

 No  Yes—provide details below  
 

List of approval reference/s  Date approved (dd/mm/yy)  Date approval lapses (dd/mm/yy) 

   
 
 



 

 IDAS form 5—Material change of use assessable 
against a planning scheme 

Version 3.1—3 August 2015 

 

3. Does the proposed use involve the following? (Tick all applicable boxes.) 
 

The reuse of existing buildings on the premises  No  Yes 

New building work on the premises  No  Yes 

The reuse of existing operational work on the premises  No  Yes 

New operational work on the premises  No  Yes 
 

Mandatory supporting information 
 

4. Confirm that the following mandatory supporting information accompanies this application 
 

Mandatory supporting information  Confirmation of 
lodgement 

Method of 
lodgement 

All applications 

A site plan drawn to an appropriate scale (1:100, 1:200 or 1:500 are 
recommended scales) which shows the following: 

• the location and site area of the land to which the application relates 
(relevant land) 

• the north point 
• the boundaries of the relevant land 
• any road frontages of the relevant land, including the name of the road 
• the location and use of any existing or proposed buildings or structures 

on the relevant land (note: where extensive demolition or new buildings 
are proposed, two separate plans [an existing site plan and proposed site 
plan] may be appropriate) 

• any existing or proposed easements on the relevant land and their 
function 

• the location and use of buildings on land adjoining the relevant land 
• all vehicle access points and any existing or proposed car parking areas 

on the relevant land. Car parking spaces for persons with disabilities and 
any service vehicle access and parking should be clearly marked 

• for any new building on the relevant land, the location of refuse storage 
• the location of any proposed retaining walls on the relevant land and their 

height 
• the location of any proposed landscaping on the relevant land 
• the location of any stormwater detention on the relevant land. 
 

 Confirmed  

A statement about how the proposed development addresses the local 
government’s planning scheme and any other planning instruments or 
documents relevant to the application. 

 Confirmed  

A statement about the intensity and scale of the proposed use (e.g. number 
of visitors, number of seats, capacity of storage area etc.). 

 Confirmed  

Information that states: 

• the existing or proposed floor area, site cover, maximum number of 
storeys and maximum height above natural ground level for existing or 
new buildings (e.g. information regarding existing buildings but not being 
reused) 

• the existing or proposed number of on-site car parking bays, type of 
vehicle cross-over (for non-residential uses) and vehicular servicing 
arrangement (for non-residential uses). 

 Confirmed 
 Not applicable 

 



 

 IDAS form 5—Material change of use assessable 
against a planning scheme 

Version 3.1—3 August 2015 

 

A statement addressing the relevant part(s) of the State Development 
Assessment Provisions (SDAP). 

 Confirmed 
 Not applicable 

 

When the application involves the reuse of existing buildings 

Plans showing the size, location, existing floor area, existing site cover, 
existing maximum number of storeys and existing maximum height above 
natural ground level of the buildings to be reused. 

 Confirmed 
 Not applicable 

 

When the application involves new building work (including extensions) 

Floor plans drawn to an appropriate scale (1:50, 1:100 or 1:200 are 
recommended scales) which show the following: 

• the north point 
• the intended use of each area on the floor plan (for commercial, industrial 

or mixed use developments only) 
• the room layout (for residential development only) with all rooms clearly 

labelled 
• the existing and the proposed built form (for extensions only) 
• the gross floor area of each proposed floor area. 

 Confirmed 

 

 

Elevations drawn to an appropriate scale (1:100, 1:200 or 1:500 are 
recommended scales) which show plans of all building elevations and 
facades, clearly labelled to identify orientation (e.g. north elevation) 

 Confirmed 

 

 

Plans showing the size, location, proposed site cover, proposed maximum 
number of storeys, and proposed maximum height above natural ground level 
of the proposed new building work. 

 Confirmed 
 Not applicable 

 

When the application involves reuse of other existing work 

Plans showing the nature, location, number of on-site car parking bays, 
existing area of landscaping, existing type of vehicular cross-over (non-
residential uses), and existing type of vehicular servicing arrangement (non-
residential uses) of the work to be reused. 

 Confirmed 
 Not applicable 

 

When the application involves new operational work 

Plans showing the nature, location, number of new on-site car parking bays, 
proposed area of new landscaping, proposed type of new vehicle cross-over 
(non-residential uses), proposed maximum new vehicular servicing 
arrangement (non-residential uses) of the proposed new operational work. 

 Confirmed 
 Not applicable 

 

 
 
Privacy—Please refer to your assessment manager, referral agency and/or building certifier for further details on the 
use of information recorded in this form. 
 
 
OFFICE USE ONLY 

 

Date received  Reference numbers  

 
The Sustainable Planning Act 2009 is administered by the Department of Infrastructure, Local Government and 
Planning.  This form and all other required application materials should be sent to your assessment manager and any 
referral agency. 



 

 

IDAS form 7—Reconfiguring a lot 
(Sustainable Planning Act 2009  version 3.2 effective3 August 2015) 

 

This form must be used for development applications or requests for compliance assessment for reconfiguring a lot. 
 

You MUST complete ALL questions that are stated to be a mandatory requirement unless otherwise identified on this 
form.  
 

For all development applications, you must: 

• complete IDAS form 1—Application details  

• complete any other forms relevant to your application 

• provide any mandatory supporting information identified on the forms as being required to accompany your 
application. 

 

For requests for compliance assessment, you must: 

• complete IDAS form 32—Compliance assessment 

• Provide any mandatory supporting information identified on the forms as being required to accompany your 
request 

Attach extra pages if there is insufficient space on this form. 
 

All terms used on this form have the meaning given in the Sustainable Planning Act 2009 (SPA) or the Sustainable 
Planning Regulation 2009.  

 

Mandatory requirements 

 

1. What is the total number of existing lots making up the premises?  1 
 

2. What is the nature of the lot reconfiguration? (Tick all applicable boxes.) 
 

 subdivision—complete questions 3–6 and 11 

 boundary realignment—complete questions 8, 9 and 11 

 creating an easement giving access to a lot from a constructed road—complete questions 10 and 11 

 dividing land into parts by agreement—please provide details below and complete questions 7 and 11 
 

3. Within the subdivision, what is the number of additional lots being created and their intended final use?  
 

Intended final use of new lots Residential Commercial Industrial Other—specify 

Number of additional lots 
created 

   1 – Community facility (Retirement 
facility) 

 

4. What type of approval is being sought for the subdivision? 
 

 Development permit 

 Preliminary approval 

 Compliance permit 
 



 

 IDAS form 7—Reconfiguring a lot 
 Version 3.2—3 August 2015 

 

 

5. Are there any current approvals associated with this subdivision application or request?  
 (E.g. material change of use.)  

 

 No  Yes—provide details below  
 

List of approval reference/s  Date approved (dd/mm/yy) Date approval lapses (dd/mm/yy) 

   
 

6. Does the proposal involve multiple stages?  
 

 No—complete Table A  Yes—complete Table B 
 

Table A   

a) What is the total length of any new road to be constructed? (metres) 0 metres  

b) What is the total area of land to be contributed for community purposes? (square 
metres) 

0 square metres  

c) Does the proposal involve the construction of a canal or artificial waterway? 

  No  Yes 

d) Does the proposal involve operational work for the building of a retaining wall?  

  No  Yes 
     

 

Table B—complete a new Table B for every stage if the application involves more than one stage 

a) What is the proposed estate name? (if known and if applicable)    

b) What stage in the development does this table refer to?     

c) If a development permit is being sought for this stage, will the development permit result in additional residential 
lots?  

  No  Yes—specify the total number    

d) What is the total area of land for this stage? (square metres)     

e) What is the total length of any new road to be constructed at this stage? (metres)   

f) What is the total area of land to be contributed for community purposes at this stage? 
(square metres) 

  

g) Does the proposal involve the construction of a canal or artificial waterway? 

  No  Yes 

h) Does the proposal involve operational work for the building of a retaining wall?  

  No  Yes 
     

 

7. Lease/agreement details—how many parts are being created and what is their intended final use?  
 

Intended final use of new parts Residential Commercial Industrial Other—specify 

Number of additional parts created     
 



 

 IDAS form 7—Reconfiguring a lot 
 Version 3.2—3 August 2015 

 

8. What are the current and proposed dimensions following the boundary realignment for each lot forming 
the premises?  

 

Current lot Proposed lot 

Lot plan description Area 
(square 
metres) 

Length of road frontage Lot number Area (square 
metres) 

Length of road frontage 

      
 

9. What is the reason for the boundary realignment?  
 

 
 

10. What are the dimensions and nature of the proposed easement? (If there are more than two easements 
proposed please list in a separate table on an extra page and attach to this form.) 

 

Width (m) Length (m) Purpose of the easement (e.g. pedestrian 
access)? 

What land is benefitted by the 
easement? 

TBC TBC Access Proposed Lot 1 

    
 

Mandatory supporting information 

 

11. Confirm that the following mandatory supporting information accompanies this application or request 
 

Mandatory supporting information Confirmation of 
lodgement 

Method of 
lodgement 

All applications and requests for reconfiguring a lot 

Site plans drawn to an appropriate scale (1:100, 1:200 or 1:500 are the 
recommended scales) which show the following: 

• the location and site area of the land to which the application or request 
relates (relevant land) 

• the north point 
• the boundaries of the relevant land 
• any road frontages of the relevant land, including the name of the road 
• the contours and natural ground levels of the relevant land 
• the location of any existing buildings or structures on the relevant land  
• the allotment layout showing existing lots, any proposed lots (including 

the dimensions of those lots), existing or proposed road reserves, 
building envelopes and existing or proposed open space (note: 
numbering is required for all lots) 

• any drainage features over the relevant land, including any 
watercourse, creek, dam, waterhole or spring and any land subject to a 
flood with an annual exceedance probability of 1% 

• any existing or proposed easements on the relevant land and their 
function 

• all existing and proposed roads and access points on the relevant land 
• any existing or proposed car parking areas on the relevant land 
• the location of any proposed retaining walls on the relevant land and 

their height 
• the location of any stormwater detention on the relevant land 
• the location and dimension of any land dedicated for community 

 Confirmed  



 

 IDAS form 7—Reconfiguring a lot 
 Version 3.2—3 August 2015 

purposes 
• the final intended use of any new lots. 

For a development application – A statement about how the proposed 
development addresses the local government’s planning scheme and any 
other planning documents relevant to the application. 

For a request for compliance assessment – A statement about how the 
proposed development addresses the matters or things against which the 
request must be assessed. 

 Confirmed  

A statement addressing the relevant part(s) of the State Development 
Assessment Provisions (SDAP). 

 Confirmed 
 Not applicable 

 

 
Notes for completing this form 
• For supporting information requirements for requests for compliance assessment, please refer to the relevant 

matters for which compliance assessment will be carried out against. To avoid an action notice, it is recommended 
that you provide as much of the mandatory information listed in this form as possible. 

 
Privacy—Please refer to your assessment manager, referral agency and/or building certifier for further details on the 
use of information recorded in this form. 
 
 
OFFICE USE ONLY 

 

Date received  Reference numbers  

 
The Sustainable Planning Act 2009 is administered by the Department of Infrastructure, Local Government and 
Planning. This form and all other required application materials should be sent to your assessment manager and any 
referral agency. 
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