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Executive Summary

1.1 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 Dominic Hammersley

Representative

Reference HRP15394

o
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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).

HRP15394 Cardno HRP 7



Q ’ cal‘dno Town Planning Report

Johnston Road, Mossman Gorge

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

3.21 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.

3.24 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.

3.25 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 Sporting oval
Recreational Facilities

East Community and Mossman hospital
Recreational Facilities

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.

HRP15394 Cardno HRP 8
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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.

3.29 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.

HRP15394 Cardno HRP 9
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4 Proposed Development
4.1 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:

- Atotal Gross Floor Area (GFA) of 3,066m?2

- 42-beds, across two (2) wings; each wing incorporating a terrace, living areas, dining room, kitchen
and staff area;

- 5,976m?2 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.

43.1 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 .

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:

e Calculate the 100 year flood levels in the creek adjacent to the site; and
o 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 13,935m?2.

Proposed Lot 2 is described as Stage 2 and comprises a total area of 29,845m?2 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.

HRP15394 Cardno HRP 12
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5 Statutory Town Planning Framework

51 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.

521 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

(i) 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.

523 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—

(@) the State planning regulatory provisions;

HRP15394 Cardno HRP 13
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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—

® any relevant regional plan as being appropriately reflected in the
regional plan; or

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

(e) any applicable codes in the following instruments—
(i) a structure plan;
(i) a master plan
(iif) a temporary local planning instrument;
(iv) a preliminary approval to which section 242 applies;
(v) a planning scheme;

)] 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—

(@) 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—

(@) 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—

0] 2 or more relevant instruments of the same type, and the decision
best achieves the purposes of the instruments; or
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(i) 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 —

(@) 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 Requlatory 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 No
Regional Plan 2009-2031 State planning regulatory
provisions

Sep 2013 Guragunbah State Planning Regulatory Provision No

June 2011 State planning regulatory provision (adopted charges) Yes

Nov 2011 Yeerongpilly Transit Oriented Development State No
Planning Regulatory Provision

Oct 2010 Off-road motorcycling facility on State-owned land at No
Wyaralong

July 2010 State Planning Regulatory Provisions (Adult stores) No

May 2010 South East Queensland Koala Conservation State No

Planning Regulatory Provisions

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

HRP15394 Cardno HRP 15



l ) c '-d " Town Planning Report
Q 2. no Johnston Road, Mossman Gorge

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

H

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:

Fnfrast ructure

Producing
a prosperous
Queensland

uot\“—“‘-"'“awp Iuap‘,ﬂs

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 Applicable Comments
Requirements
Economic growth Mining and extractive No The development application is not within a Key
resources Resource Area (KRA).
Environment and Biodiversity YES The site is identified as containing the following
heritage 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 No The site is not identified on the EMR or CLR registers.
hazardous activities

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 No The site is not located in proximity to any state
Infrastructure controlled road infrastructure
Strategic airports and No The site is not located in proximity to Cairns Airport.

aviation facilities

54 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 No This application does not involve the carrying out of a new, and/or
activities 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 No This application does not involve the taking of and/or interference

water with water.

Interfering with water in No This application does not involve any operational works that

drainage and embankment interferes with a water resource in a drainage and embankment

areas or wild river floodplain areas or wild river floodplain management areas.

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 No This application does not involve tidal works or development in a

a coastal management district 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 No These triggers relate to:

':rg; adjoining a fish habitat > 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 No This application does not involve the constructing or raising

waterway barrier works waterway barrier works.

Removal, destruction or No This application does not involve development that will result in the

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

tunnels

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 No This application does not involve any agricultural or animal

husbandry activities in a wild husbandry activities in a wild river area.

river area

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

Land in distributor-retailer’s No The Douglas Shire area is not a participating local government for

geographic area 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 Complies
> 3.2.1 The coordination of community services > The proposed development is located adjacent
and facilities is considered and incorporated in the Mossman Hospital, creating a community
land use planning. service ‘hub’.
>  3.2.2 Accessible social infrastructure that is > The proposed development will be designed to
resilient to the impacts of climate change is be resilient to the impacts of climate change,
provided that is well located in relation to particularly with respect to flooding, which the
transport, residential areas and employment, in subject site is identified as being prone to.

accordance with the regional activity centres
network (see section 4.2).

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 Complies
> 4.1.1 Urban development is contained within >  The site is located within the Urban Footprint
the urban footprint (maps la—1k). and the development is for Urban Purposes.
> 4.1.2 Urban development is sequenced to >  The proposed development provides for orderly
ensure logical and orderly land use and land use, located adjacent existing
infrastructure delivery. development.
> 4.1.6 Anincreasing proportion of dwellings are > The proposed development for a Retirement
supplied from infill and redevelopment within facility is considered to be located in an
appropriate areas. 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 Complies
> 4.4.1 An appropriate range and mix of dwelling >  The proposed development seeks to provide
types and sizes are provided in new residential residence for aged persons, thus adding
developments. diversity to existing dwelling types available.
> 4.4.2 Land use planning assessments for state > The development is not proposed on state land.

land consider the potential for land allocations to
deliver housing options and affordability
outcomes that address gaps in community need.

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 | — 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:

e 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;

e 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;

e ensure that areas are available for active sport and recreational pursuits, including facilities for
commercial recreation;

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

e 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;

e ensure that areas and facilities are available to the general public and visitors to the Shire for
recreational use and enjoyment;

e 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

e 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 | — 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 Complies

where possible, and 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 Not Applicable
impacts on matters of state environmental significance, and 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 Not Applicable

on matters of state environmental significance by protecting It is noted that regulated vegetation (and mapped
the matters of state environmental significance from, or wildlife habitat) is restricted to narrow fragments along
otherwise mitigating, those impacts. 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 | - 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 .

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 .

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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v

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

(i) 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)
(ii)

(iii)

(iv)

v)

(vi)

(vii)

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

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;

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;

Is consistent with the Far North Queensland Regional Plan 2009;

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;

Satisfies the rules of the Sustainable Planning Act 2009 for assessment of code assessable
developments; and

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

ominic Hammersley
Business Development Manager/ Senior Planner
For CARDNO HRP
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Figure 2  Zoning Map

Cr) Cardno’

Shaping the Future




&
=5
=
§
S \
- .
Dan Har Q
L
= =
P
S
- oy |
Grogan St - ¥,
Coronation “rogan St |
Park i
St Augustine's School 2
ih
Saint Augustine's Church
Jack St
SUBJECT SITE
:p\c—"‘ Hospital St
2
S
Dougla J Shire Multi
Purpose H Jalth Service
S
H 0(\(*
s
-
&
o
&
o$¢
2
=
~
-5 ®
.\0(\\“ %
o %
©
A 2
Gorge Rd Gosae R o
ey
d_:.
)
®
100 150 200 metres I , Card"o
1:5,000 F 'np
JOHNSTON RD, MOSSMAN GORGE
LEGEND LOT 1 ON SP150474
TSIT
(O SUBJECT SITE L t_
FILENAME > LOCATION MAP DATE > DECEMBER 2015
JOB NO.> HRP15394 AMENDED > N/A
SCALE » 1:5,000 VERSION > 1.0

SOURCE> GOOGLE MAPS

FIGURE 0



200

300

400 metres

1:10,000

LEGEND
() SUBJECT SITE

&
@

LOW DENSITY RESIDENTIAL
RESIDENTIAL1
RESIDENTIAL 2

TOURIST AND RESIDENTIAL
INDUSTRY

COMMUNITY FACILITIES
SPORT AND RECREATION
OPEN SPACE
CONSERVATION

SUBJECT SITE

FIGURE @

k —
|
!
| Y Cardno’

JOHNSTON RD, MOSSMAN GORGE

LOT 1 ON SP150474
Zoning Map
FILENAME > ZONING MAP DATE = DECEMBER 2015
JOB NO.> HRP15394 AMENDED > N/A
SCALE > 1:10,000 VERSION > 1.0

SOURCE> DOUGLAS SHIRE COUNCIL PLANNING SCHEME

FIGURE @



Johnston Road, Mossman Gorge

APPENDIX

TITLE SEARCH

(_r) Cardno’

Shaping the Future




CURRENT TITLE SEARCH

DEPT OF NATURAL RESOURCES AND M NES, QUEENSLAND

Request No: 22460237

Search Date: 16/12/2015 09: 38 Title Reference: 50445633
Date Created: 30/06/2003

Previous Title: 20467126
REA STERED OMWNER

Deal i ng No: 716386009 24/03/2015

DOUGLAS SHI RE COUNCI L

ESTATE AND LAND

Estate in Fee Sinple

LOT 1 SURVEY PLAN 150474
Local Governnent: DOUGLAS

EASEMENTS, ENCUMBRANCES AND | NTERESTS

1. Rights and interests reserved to the Crown by
Deed of Grant No. 20284031 (POR 1)

ADM NI STRATI VE ADVI CES - N L
UNREG STERED DEALINGS - N L
CERTI FI CATE OF TI TLE | SSUED - No
** End of Current Title Search **

COPYRI GHT THE STATE OF QUEENSLAND ( DEPT OF NATURAL RESOURCES AND M NES) [2015]
Requested By: D-ENQ Cl TEC CONFI RM

Page 1/1



Johnston Road, Mossman Gorge

APPENDIX

REGISTERED SURVEY PLAN & SMART
MAP

Cr) Cardno’

Shaping the Future




SP150474 VO REGISTERED Recorded Date 26/06/2003 13:25 Page 1 of 3 Mot To Scale

Lond Tille Act 1994 ; Lond Act 1994
Form 21 Version 2

SURVEY PLAN

Drigingl fnk iy Y

2
221 8868 ha Bal

Sheet | of

SR ISIGE

—

2 3/
-4 [
&l 5P I2igls
¥
Y ]
19
2

| Rp 748899

il B
5|
RSN bl
82
=1 B orig
/ 2F006 1
52908
RP 716977
4
RP 216977 RP 716977 o
‘,ﬁ
o Scale 1:8000 - Lengths are in Metres.
* Lentayysl i 1 1 ] 1 1 L 1 1 1 ]
100 Q 100 200 300 400 500 600 700 200 SO0 1903 oo
€38 Contants Pty Lid ACH 08 931 D56 haceby cortify Inot [0 1 ] | 0frem 1 1 | MOjmm 1 t 150fwm Stole copyright reserved
Laurancs Ranon Eﬁ“&?ﬁ‘&ﬂﬁ"&m o Whose aark the Plan of Scale: 1:8000
ot S sty v pestormed o ocoordence mih the Sorveyers t
Act 1977 ond ib (ors Requiation BNZ ond ot m.a.’f Lo S 1 & 2 Formot; STANDARD
Ry Wil SN0,/ 2003
> W Cancelling Lot 2 on RP 713129
_' 4 -"1-- I.T«:mm Fureeyer
QL SP150474
Director
':;" 6 o3 PARISH: ¥/CTORY COUNTY; Solander Plon Status:
Dole Meridian: RF 713/29 Add 50/7°50" for AMG Zone 55 Vide SR 797 |F/Ns: WO

Coapyvrighl protecls the plands belng ordered by vou, Unaulhorised reproductlon or amendments are not permilted.



706739782

$328.95

WARNING : Folded or Mutilated Plans will not be accepted.
Plans may be rolled.
Information may not be placed in the outer margins.

26/06/2003 13:25

CS 400 NT

Registered

s.Lodged b

WGL

¥

cS W7

{Include address, phone numbser, referance. ond Lodger Code}

. Certificote of Registered Owners or Lessees.

{Nomes in fuil}

# g5 Registered Qwners of this land agree to this plon and dedicote the Fublic Use
Land as shown hereon in accordance with Section 50 of the Land Tille Act 1994,

# as-ssitei-oi-this-and-agrette-thisptan,

M
Ol

PR Mkl

DRUMSARA PTY LIMITED

Lt

# Rule out whichever is inapplicable

irwe DRUMSARAPTY LIMITED i

Signature of *Registersd Owners ¥essses

6. Existing Created
Title Reference | Lot Plan Lots Emts Rood
20467126 2 RP 713129 &2

ENCUMBRANCE EASEMENT ALLOCATIONS

Easement

Lots to be Encumbered

602680126

2

MORTGAGE ALLOCATIONS

2 Local Government Approval,
*

hereby approves this plon in accordance with the:
%

Integrated Planning Act 1997

T Ly T e Y T T R ]

CHIEF EXECUTIVE OFFICER

# |ngzart the name of the Locol Government.
# Inagrt desipnation of signotory or delegation

R Inzert integrated Planning Act 1997 or

e FOUGLAS SHIRE COUNCIL

Lacal Governmen| (Flanning & Environment) Acl 1990

Mortgage Lots Fully Encumbered |Lots Partially Encurnbered
602630127 I &2
i2. Building Format Plans only.
| certify that
FOR | &2 * As for o5 il is practicol to determpifie, no port
. of the building shown on Lhis encrogches
Orig Lots onto ad pining lots or roggd:
. [ * Part of Lhe bulding-<hiown on this plon
7. Portion Allocation : sncroaches ontg.adjoining ® lots ond road
e. Mop Reference:
7065-232|2 Licgneed Surveyor/Director * *Date

delete words not vequired

s, Localily:
MOSSMAN GORGE

in.Lodgement Fees:

3.Plans with Community Monagement Statement: | 4.References :

CMS Humber : Drept File :
Local Gavt
tome: Surveyor : 62141

Survey Deposit b
o Local Government : Lodgement t
DOUGLAS SHIRE COUNCIL | = New Titles 5.
Photocopy t S
n. Passed & Endorsed : Postage $
By: C&B CONSULTANTS PTYLTD| TOTAL 3
Dote : JfJC-OB
Sigred : - %‘M—"ﬁj Insert
Designation: LICENGED SURVEYOR | werice  SP150474




o —

i
Land Title Act 1994 ; Lond Act 1954 Sheet[ of
Lond Title t 1964 _ADDITIONAL SHEET I
TRAVERSES £7C - L - REFERENCE MARKS
LINE | BEARING | DISTANCE Py T W R b STN 0 ORIGIN | BEARING | DIST
45 180 30467 = Jor| o f ; -
-9 | oompres- | moer 80Pk | DP533E5 | 14993130 | 39457 | 123491 [ New Conn | 4 | ONolin Hawall RESS0IZE | 2420517 | €905
#-19 | a5z 1228 20-0FM | RP 740423 | J5328" | 10 | 90038 2| onoimners |ahashaze | seceis | 4495
1920 | 265%0840-| 678 22-0FM SR797 | 22r03207| 6039 | 73i34 | New Conn | 4 P P o, i
O.Nait hoia
¢ | oo Not Searchea | SR 515 27000 | rogs
L] O.Naii in Bit FRBREIZE | 1O0°R3” J-885
4 | 0P Noi Sagrchac |Re 70872 | B0 £41¢
5| 6 Noil in 8 srsz | ro0z
& Pin 174042 | 6204
i 7 |onen in kert gone| 15 122025 |139°20'45* | 485
¢ | awaifsnert) | Is8size  |iBoope3st | 7ie5
H in Kerb
T 2 ¢ | 0Boit under Git | is&E5:3¢ | 03150 | 9084
Not Seorchad
RP BO0BET 10 | ONoit in Conc Wor| 15 133690 at Stn
i | of Noil in Bt &g 14059
—— 7 2 o isr33890 | 324703 | 120+
! RP 80055 e 3 Pin s3os7 | 4973
= A " Fin bgedg | 5322
29 __DAN HART L i5 Pin ez | w99
SREI™, 5 Pin 8330 | 16
\ EMTA 0/ 7 Pin prgd | 5499
e Pin w693 | 2435
o TEIZEL T RP 708409 /9 OFGone  |RP 710474 ot Stn
3 orig Z0 | Screw fdin Kerb 184730 g%}&
20| Noiin Kerd Jdpeeq: | 17734
& GROGAN ST 2t | Noiin Teistro Pit 217001 1081
Wo O.Mk 2z oP ser97  |wswssor | 7o
o ggﬂ: g{gﬁ 22| Gt Nail in B 208°55°30% | 24518
O.Mait i Howoll 24
TSP (21603
Qcen
oGt oos |8 3
(RPE96322) |, re 708712
O Nail in Kearb
30°23°30" e B2 JACK ST “.
2 pop 14573 10 O Noil of Stn 1537, L o | OF Remns “F-
o P in Cone Wadl (;5’2-95{-72) 38347 panpet 157 N
3...51'\253-" Nait pid i Q. Nott hote SRETE
X 4
» R 27000 INo btk $
2® e 2| Orig | Peg pic No Q. ek
35451 W §|5 |onain i & QNG shart
) -1"665 N | P & n Karp
T - % g g Not Searched > O.80it under Git
o0 e /49 HOSPITAL ST ~"Neom: Mot Seorched
v ) O.Noit in Kerb gone
3?21-0‘ _____ 8P 706518
2 gl&
212,
|&26, 2
2357197,
240026 ™
1792X15 . oisas
24422
i
RP 891901
£
S
SEE Y
SHEET | No O.Mk gl
e 739 Lere 8
T Ze5°0E 10"
20019
__”———'Eﬁiﬁ\
OPM Y
o e
RP 740423 o«;g-‘ﬂ
[ROZID474) "7 o
‘7‘328\
Scale 1:3000 — Lengths are in Metres. State copyright reserved.
Loieatansald 1 1 1 1 1 1 1 J
50 0 50 100 150 200 250 300 350 400 Ingart
pan  SP150474
j ] ] L S0lmem 1 ) { 100]mm__} ! ! | 150 mm Nurmber




55

T

T

32 60

T

145°21'43".228 145°22'00" 145°22'18".383
31
SP121816
[——16°27'32".100 16°27'32".100 —
94 20.45ha
95 —
SP199692 95
SP199692
FH
i FH 1.472ha E
RP706518
817 90 817 90_.
220.4148ha ot
~5%2 -gms::;
5 m24
251265
B 3 —~4pmeess .
i ~—pR01265
RP706241 Ko
— 16°2800" FH ' o265 16°28'00" =
- Ve qu_qE;g.pORARVLY
6.0703ha MOSSMAN GORGE ROAD 7
RPT: & 4\ 1 l 3
! Sl SP213765
B RP808147 " i
N FH RP740424
\\‘\\\\ 306m?
~ 15

B g500m 4 speests \éwj\a\ F H

FH AA ; T2 85—
1.29%a g :13 RP749628
/
SP168545, 57155 Lot
- e S Y S we RP749628 |
//‘ 41245 SP188697 1.006ha 35
——16°28112".119 —+96Pha” I AN 5 FH - RP740425 10 16°28'12".119 =
e Listne 10 rerions RP887362 30.827ha
FH FH SP188697 FH 1.107ha EH
4137 2.274ha
1.421ha 1.174ha 7.556ha
145°21'43".228 145°22'00" 145°22'18".383
32 55 00m E 32 0
L L I L L F
STANDARD MAP NUMBER ° = > 0 “ "~ S a rt a
" martMap

7965-23212

MAP WINDOW POSITION &
NEAREST LOCATION

HORIZONTAL DATUM:GDA94  ZONE:55

SCALE 1: 7500

SUBJECT PARCEL DESCRIPTION CLIENT SERVICE STANDARDS

145°22'00".805
16°27'52".109

GDA

MOSSMAN GORGE DCDB
0.61 KM Lot/Plan
Area/Volume
-+ Tenure

Local Government

Locality
Segment/Parcel

1/SP150474
4.378ha
FREEHOLD
DOUGLAS SHIRE
MOSSMAN GORGE
8671/12

PRINTED (dd/mmiyyyy) 21/12/2015

DCDB 19/12/2015

Users of the information recorded in this document (the Information) accept all responsibility and
risk associated with the use of the Information and should seek independent professional advice in

relation to dealings with property.

Despite Department of Natural Resources and Mines(DNRM)'s best efforts, DNRM makes

no representations or warranties in relation to the Information, and, to the extent permitted by law,
exclude or limit all warranties relating to correctness, accuracy, reliability, completeness or
currency and all liability for any direct, indirect and consequential costs, losses, damages and
expenses incurred in any way (including but not limited to that arising from negligence) in
connection with any use of or reliance on the Information

For further information on SmartMap products visit http://nrw.qld.gov.au/property/mapping/blinmap

An External Product of
SmartMap Information Services

Based upon an extraction from the
Digital Cadastral Data Base

Queensland
Government

(c) The State of Queensland,
(Department of Natural
Resources and Mines) 2015.
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Disclaimer.

This map has been generated from the information supplied to the Department of Infrastructure,

Local Govemment and Planning for the purposes of the DA Mapping System. Ithas been prepared

with due care based on the best available information at the time of publication. The State of

Queensland holds no responsibility for any errors, inconsistencies or omissions within this document.

Any decisions made by other parties based on this document are solely the res ponsibility of those parties.

Matters of Interest for all selected Lot Plans

QId waterways for waterway barrier works

Coastal zone

Category A and B extract from the regulated vegetation management map
Queensland heritage place

Matters of Interest by Lot Plan

Lot Plan: 1SP150474 (Area: 43780 m?
QId waterways for waterway barrier works
Coastal zone
Category A and B extract from the regulated vegetation management map
Queensland heritage place
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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 3,600m? and an average anticipated loading of 125 Watts per
m?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.
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Figure 1.0 : Approximate Gross Floor Areas

Service + Quality

Innovative design + Engineering solution 1/3
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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;

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

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

e 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.

Service + Quality

Innovative design + Engineering solution 2/3
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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:

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

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

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

e 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*;

e 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

Service + Quality

Innovative design + Engineering solution 3/3
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Ph: (07) 40321468 Fax: (07) 40321754
Mobile: 0417 726656

Email: admin@h2oconsultants.com.au
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Hydraulic Design & Consulting
Fire Protection Systems
Backflow Prevention Certification
Alternate Fire Solutions
Wastewater Management
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9th December 2015

Thomson Adsett
Po Box 3053
Cairns QId 4870

Att: Peter Cowen

Dear Sir,
Re: Mossman Aged Care

This advice has been prepared by H20 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 H20 CONSULTANTS ABN 92 081 309 140
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Attached Sketch HO1 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

AL N
'_.,r\___/. )~

Shane Barnes

Principal
AHS.CA,QBSA,  MPAQ

SENRAB98 Pty. Ltd. Trading as H20 CONSULTANTS ABN 92 081 309 140
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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.gld.gov.au

Queensland
Government
SEARCH RESPONSE
ENVIRONMENTAL MANAGEMENT REGISTER (EMR)
CONTAMINATED LAND REGISTER (CLR)
Transaction ID: 50248238 EMR Siteld: 16 December 2015
This response relates to a search request received for the site:
Lot: 1 Plan: SP150474

EMR RESULT
The above siteis NOT included on the Environmental Management Register.

CLRRESULT
The above siteis 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 isbeing or has been undertaken (or a complete list of activities)
if EHP has not been notified

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

Administering Authority

Pagelof 1
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Overview

The Mossman Aged Care Plus Centre provides a
42 bed residential aged care development and
associated administration services to the
community of Mossman. The facility is located
on the South-West corner of Lot 1 SP 150474
with Johnstone Road frontage, on a parcel of
1.4 ha.

The facility includes;
42 bed aged care centre
Associated administration services

Chapel and cafe open to the public

The carpark includes:

Parking for 14 cars, including staff parking

JOHNSTON
ROAD -
ESTABLISHING A
LOCAL
SCULPTURE
WALK TOWARDS
MOSSMAN
GORGE

(ARTIST'S
IMPRESSION
ONLY)

Design Charter

Everyone benefits from well-designed
buildings, spaces and places.

Itis the belief of the project team that this
development will create a high quality for the
Mossman community as a facility with
considered design in architectural and
landscape design quality and connection to the
public realm.

The facility has been designed as a series of
buildings connected by covered pathways,
which is visually and environmentally engaged
with its surroundings. The facility has been
designed to create a positive, normal and
structured environment for residents. The
residential zones are focused on the house
group and planning. Bedrooms have views to
Mt Demi, Johnston Road and landscaped areas,
with all residents having access to gardens and
shaded outdoor spaces. Public buildings such
as the chapel and café have been positioned to
activate the breezeway running through the
facility and engage residents with the
community.

This residential aged care facility will be a home
in a garden. The outdoor space, connection to
the surrounding environment and overall
landscape design are integral to the residential
spaces as well as the public interface of the
facility. Outdoor spaces will be designed to
take advantage of aspects to Mt Demi and the
riparian corridor to Mars Creek. The design of
these spaces will respect and reference cultural
activities and influences of the residents both
aesthetically and functionally.

This scheme proposes that the framework for a
community art trail will be created along
Johnston Road, with a public pathway leading
to open spaces along the fence where artwork
and sculpture can be installed. The fence will
be designed to create a more solid backdrop
backdrop to these spaces, but will have more
visibility through to the facility in other areas.
Landscaping and shade trees will complement
the street frontage and will assist in reinforcing
a secure fence line to the facility in an attractive
manner.

With street frontage to a key tourist route, there
is the opportunity to create a high quality
architectural project for the Mossman
community in the development of this site. The
chapel sits at the front entry of the facility as a
statement structure identifying the complex
and welcoming the public in. A covered open
breezeway disects the administration building,
leading public through to the café and gardens
beyond with views to the riparian corridor on
the West facade. The residential and
administration buildings are designed with
deep overhangs and direct connections to
outdoor spaces to facilitate cross-ventilation,
increase natural daylight internally and
encourage flexibility in environmental control
for residents. These design features also result
in a building which is tropical in its design and
responsive to the scale and nature of its
surroundings.

as intl SLIIENE RS-
AL COLOTT [T EELTE

CAFE & BREEZEWAY

NATIVE-STYLE
GARDENS
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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 INTRODUCTION

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.

COMMUNITY ART
CORRIDOR JOHNST!
STREET FRONTAGE

N

T R R ,_

Figure 1-1 Proposed Development Layout

The purpose of this report is as follows:

e 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

e Assess stormwater management including:
- Legal point(s) of discharge
- Stormwater quality management
- Assess flood management/mitigation

e Provision of a preliminary pavement design for the access road and carparks.
645-001-001R The Salvation Army Page 1
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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

Traffic Count 2014

Direction of Travel

(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%)

645-001-001R
Engineering Report
06/01/2016
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St. Augustine’s
Primary School

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

Projected Traffic Volumes 2026

(HV) (HV)
Johnston Road Eastbound 27 (1) 28 (1) 34 (2)
Johnston Road Westbound 23 (1) 24 (1) 29 (1)

645-001-001R
Engineering Report
06/01/2016

The Salvation Army
Mossman Aged Care Facility

Page 3




ProjexPartners z

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

. Number of units .
Development Category Peak rate / unit (beds/dwellings/staff) Peak hour (vehicles/hour)

Intersection 1

. 0.1-0.2
R A H
etirement / Aged Homes (0.2 adopted) 42 9

Residential Dwellings

— 0.40% 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 Qg of 15 and a through
volume Qu of 63 it has been determined that intersection 1 configuration should be a Basic Right (BAR) /
Basic Left (BAL).
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Site Main Access
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& 129

Johnston Road

Figure 2-3 - Traffic Distribution (2026) - 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.

Site Secondary
Access

N S S S

Johnston Road

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.
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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:

e Approach Sight Distance (ASD) = 64m,;
e Safe Intersection Sight Distance (SISD) = 141m;
¢ Minimum Gap Sight Distance (MGSD) = 97m.

The values above are based on the access road having an 85" percentile speed of 60km/h and
Johnston Road’s 85" 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.
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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:

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

e 60% reduction in Total Phosphorous (TP);

o 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;

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

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

e 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.

645-001-001R The Salvation Army Page 10
Engineering Report Mossman Aged Care Facility
06/01/2016



ProjexPartners *

@

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 10 as indicated in FNQROC for an access place.

CER

MINIMUM THICKNESS OF BASE MATERIAL

Thickness
of
granular
material
(mm)

400 - S IR N O P D
| 1 1 1 | | | 1 1 I 1 | | |
_______________ i A M i e B R e e — 1T T T T T T T AT T
m~t= max{100, 0.4?5[219-211[I0gCEIR+58{IGQCBR]2]IQQ(14DESA}}"‘!""I"'I = I“!‘+‘ »
“““““ N
500 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1
10° 2 4 8 g 10t 2 4 8 g 1¢0°
Design traffic (ESA)
Note:

1. Appropriate local conditions, environmental and drainage issues must be considered in using these design curves.

2. Thin asphalt surfacings may be included in total granular thickness. However, the minimum thickness of the granular
base is 100 mm.

Figure 8.5: Light traffic design chart for granular pavements with thin bituminous surfacings

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

. i Minimum
Minimum Surface Minimum Base
Street Type . Subbase Course
Pavement (mm) Treatment Course CBR CBR
Access Place 200 30mm AC 60 45
2 Minimum pavement thickness does not include the depth of surfacing.
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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.
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Appendix A
Proposed Site Layout Plan
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MARRS CREEK FLOOD STUDY

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
o 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)

CEC Group Pty Ltd Version 1 17 March 2008
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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:

9271
c A01g02
where: t. = 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:

_85L
° " ChA%s%
where: t. = 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 = R¥®/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

CEC Group Pty Ltd Version 1 17 March 2008
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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 md/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:
o existing site conditions; and
o 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
o 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

Figurel  Catchment Plan

Figure2  WBNM Model Layout
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APPENDIX A

Layout of Proposed Development
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APPENDIX B

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 4. Johnston Road crossing over Marrs Creek (upstream of site)
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Photo 6. Marrs Creek at Cane Railway
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APPENDIX C

Field Survey Plan
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APPENDIX D

TUFLOW Model Results
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Subject
Site

Figure D1. Existing 100 Year Flood Levels
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Figure D2. Filled Site 100 Year Flood Levels

CEC Group Pty Ltd Version 1 17 March 2008
J:\Q074047\wp\Flood Study.doc Commercial in Confidence



KUBIRRI AGED CARE FACILITY
MARRS CREEK FLOOD STUDY Q k”dna

Subject
Site

Figure D3. Change in 100 Year Flood Levels due to Filling of Subject Site
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GEQTECHNICAL

1.0 INTRODUCTION

ETS GEO Pty Ltd (ETS) has conducted a geotechnical investigation for the proposed
development of an Aged Care Facility in Mossman, to be located on Johnston Road.
The investigation was undertaken for Thomson Adsett Pty Ltd on behalf of The

Salvation Army.

It is understood that the proposed development involves the construction of three,
single storey accommodation wings, an administration building, access roads and car

parking.

The scope of the investigation comprised the excavation of twelve boreholes to a
maximum depth of 1.8 metres followed by laboratory testing, engineering analysis
and reporting.

The aim of the investigation was to identify subsurface materials, material properties
and groundwater conditions to enable a geotechnical assessment and advice to be

provided on the following:
e Provide a summary of the subsurface materials encountered and groundwater
conditions;

e Provide foundation recommendations including:
o high level or deep foundations;
o site classification in accordance with AS2870:2011
o allowable bearing capacity;
o estimated settlement;

¢ Earthworks recommendations;

e Pavement recommendations (i.e. subgrade CBR values).
2.0 STANDARDS & GUIDELINES

The soil classification descriptions, field and laboratory testing were completed in
general accordance with the following Australian Standards.

AS 1726-1993 Geotechnical Site Investigations

AS 1289 Methods of Testing Soils for Engineering Purposes
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3.0 FIELD WORK

Fieldwork was conducted by ETS on the 17" November 2015 and included a visual
assessment of the subject site and its surrounds. Twelve boreholes (BH) were drilled
to a depth of 1.8 metres at the proposed development locations. Dynamic Cone
Penetrometer (DCP) testing was carried out alongside each borehole to determine

the density/consistency of the strata encountered.

The results of the field work (BH and DCP Logs) are presented in Appendix B. The

locations at which the field work was conducted are displayed in Appendix A.
4.0 SITE CONDITIONS AND OBSERVATIONS
4.1 Visual Assessment

The proposed site was located on the northern side of Johnston Road on land
believed to have previously been used for sugar cane farming. The site was

generally level and was covered in short thick grass.
Appendix D presents photagraphs of the subject site.
4.2  Subsurface Conditions

The subsurface conditions throughout the site were generally uniform. Typically Silty
CLAY of low plasticity was encountered from the ground surface level to borehole
termination depth. The material predominantly had trace fine to medium gravel

throughout and was of a stiff to very stiff consistency.

The groundwater table was not encountered in any of the boreholes. It should be
noted that groundwater levels are affected by climatic conditions, rainfall and soil
permeability, and may therefore vary depending on the time of the investigation.

The locations at which the boreholes were undertaken are displayed in Appendix A.

The borehole logs are presented in Appendix B.
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5.0 LABORATORY TESTING

The following laboratory testing was conducted in our NATA accredited laboratory on
samples recovered during fieldwork in order to assist with the assessment of

geotechnical design parameters to be used in the analysis:
e Atterberg Limits; and
¢ (alifornia Bearing Ratio.
Results of the laboratory testing are presented in Appendix C.

6.0 ENGINEERING ASSESSMENT AND RECOMMENDATIONS
6.1 Site Classification

The Atterberg Limits tests indicate the soil is slightly reactive to changes in moisture
content with an estimated predicted ground surface movement (ys) within the Class S
category (0 to 220mm) in accordance with AS2870-2011" “Residential Slabs and
Footings — Construction”. This classification is based on the site in its current state

(i.e. no additional earthworks).

Should any filing be undertaken at the proposed structure location the estimated
predicted ground surface movement (ys) should be re-assessed as the reported site

classification may change.

The ground surface movement (ys) estimated in this report does not take into account
the effects of future trees planted for landscaping purposes. It is recommended that
any proposed landscaping for the project is reviewed by ETS well prior to
construction phase to ensure that the given site classification for the site is not

affected.

Footing design should be completed in accordance with the recommendations listed
in Section 6.2, 6.3 and 6.4 of this report.

* Australian Standard AS 2870-2011 “Residential Slabs and Footings — Construction”, Standards
Australia

GT15-264-001R REV 1.doc 6



ETIS

GEOTECHNICAL

6.2 Footing Options

The use of high level strip or pad footings is considered feasible at this site due to the

consistency of the materials encountered throughout the site.

A high level stiffened raft footing system is considered suitable for use at this site. All
structures should be designed in accordance with the principles of AS2870 and the

site prepared in accordance with Section 6.6 of this report.
6.3  Allowable Bearing Capacity

The bearing capacity of the soil was determined using Skempton's Bearing Capacity
equation. A minimum foundation depth of 0.4m was adopted. Based on this an
Ultimate Bearing Capacity of 300kPa was calculated, an Allowable Bearing Capacity
of 100kPa may be adopted.

Should the use of upper level footings be considered at this site, it is recommended

that ETS inspect the excavated footings to confirm the bearing capacity.

6.4 Estimated Settlement

In order to determine the estimated settlement of the proposed development the
following assumptions have been made, these should be confirmed once a design
has been finalised:

e The elastic modulus Es is taken as 19MPa for the stiff Silty CLAY in which the
base of the footing would be founded;

¢ Footings will be founded at a minimum depth of 0.4m into the soil;

e The minimum footing width is assumed to be 0.3m;

» That a relatively incompressible stratum is present at 10m;

e Loading from the proposed structure will be not greater than 100kN/m?.

Based on the above assumptions, the immediate settlement has been estimated to

be up to 20 mm and differential settlement can be assumed to be less than 10 mm.
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6.5 Retaining Walls

When designing temporary support systems and retaining walls, consideration should
be given to the type of retention system adopted and the appropriate lateral earth
pressure distributions.

Lateral earth pressure coefficients for use in temporary support and retaining wall
design are presented in Table 1. It should be noted that these parameters do not
take into account the surcharge load from the buildings, sloping ground or water

pressure.

TABLE 1: Lateral Earth Pressure Coefficients

Material Unit Friction Lateral Earth Pressure Coefficients
Weight = Angle (°)
(kN/m®) || (drained)

Ka kp

Stiff Silty CLAY 18 26 0.56 0.39 2.65

The above listed parameters are based on retaining insitu materials. Should imported
materials be utilised ETS should be contacted for a revision of the lateral earth

pressure coefficients.

Drainage should be provided behind permanent walls to prevent build-up of water
pressures due to the ingress of rainwater and groundwater seepage. Retaining wall
backfill should therefore comprise free draining material with a subsoil drainage pipe
installed behind the rear base of the wall. The drainage pipe should be located in the
base of the backfilled trench and should be carefully graded to minimise the potential
for water to remain within the backfill and produce clay swell. The ground surface
behind the top of the wall should be suitably sealed and graded to avoid ponding and
to restrict moisture ingress from rainfall and runoff. If the soil behind the wall is
subjected to large moisture variations due to natural or man-made circumstances,
pressures greater than these may occur.

The structural engineers/designers should consult with ETS to confirm the adequacy

of the design from a geotechnical viewpoint (i.e. global stability).
6.6 Cut and Fill Earthworks

The following general procedures are suggested for any site preparation and

earthworks to be performed at the site:
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» Strip & remove topsoil, soil containing significant amounts of organic
materials, ‘uncontrolled’ filling and also any deleterious soft, wet or highly
compressible materials if encountered at footing or pavement formation

levels;

» Undertake ‘proof’ rolling of the exposed surface levels across the site with a
minimum 12 tonne static weight smooth drum roller or similar. Any soft or
loose material that cannot be improved by compaction should be removed
and replaced with approved select fill (loading around the crest should be not

take place);

e Any exposed natural foundation soils should be compacted to a minimum dry
density ratio of 98% using Standard compaction and moisture treated to a
moisture range of -2%(dry) to +2%(wet) of optimum moisture cantent (OMC);

« Where the foundation levels are to be raised or subgrade materials are to be
excavated (i.e. remove & replace), the foundation soils should be prepared as

detailed below:

o Approved filling should be undertaken by placing fill in uniform
horizontal layers not exceeding 200mm loose thickness and
compacted to achieve a dry density ratio of at least 98% using
Standard compaction for cohesive soil or to at least 75% density index
for sand. The moisture content of any cohesive soil fill materials
should be maintained at -2% to +2% of OMC, during and after

compaction;

o Filling should be placed at least two (2) metres beyond the design
profile and then trimmed to the design profile;

o Where unsuitable materials are to be excavated it is recommended
that all excavated insitu soils are removed from the site and approved
select fill is placed and compacted in the excavation. The excavation
should be benched to "key in” the select fill material and optimise
compaction. The benches should slope back at 1V:5H and be at least

0.5m wide, refer to Figure 1 below;
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Figure 1

o Approved filling (general fill) should be a well graded material free
from organic materials, have a Plasticity Index less than or equal to
15%, and should not contain any individual particles greater than

75mm in size:

o In order for filling to be considered ‘controlled' any earthworks that are
undertaken beneath any of the proposed structures or pavements are
to be perfarmed under full time ‘Level 1’ inspection and testing as
described and in accordance with AS3798:2007.

It should be noted that there may be trafficability issues for rubber wheeled
earthmoving equipment if construction activities are undertaken either during, or soon
after, wet weather, due to the moistening and softening of the sandy clay / clay soils.
In order to minimise these issues, the use of tracked equipment is suggested. In
addition to this, achieving a satisfactory ‘proof roll under wet weather conditions may
also be difficult. Should this situation arise, additional geotechnical advice should be

sought.
6.7 Drainage

Drainage measures that should be implemented and/or maintained at this site

include:
= Provision of subsurface drainage behind any retaining walls.

¢ Provision of kerbing and drainage structures on all driveways.

GT15-264-001R REV 1.doc 10
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s All stormwater should be collected and discharged from the site via pipes into
designated drainage paths and not allowed to flow on to the ground around

founding structures.

6.8 California Bearing Ratio

Following earthworks, it is envisaged that the soil beneath the top soil layer will be
exposed. Laboratory testing was carried out on the expected subgrade material
between 0.2-0.5m beneath the ground surface level. The California Bearing Ratio
(CBR) value represents the 'strength’ of this material, compacted to 97% density ratio
using ‘standard’ compactive effort, under saturation. The results of the testing
indicated a CBR value of 9.0%.

The results are presented in Appendix C.

7.0 CONSTRUCTION INSPECTION

All foundation excavations shall be inspected by ETS GEO Pty Ltd to confirm

assumptions made in this report.
8.0 LIMITATIONS

We have prepared this report for the use of THE SALVATION ARMY for design
purposes in accordance with generally accepted geotechnical engineering practices.
No other warranty, expressed or implied, is made as to the professional advice
included in this report. This report has not been prepared for use by parties other
than THE SALVATION ARMY or their design consultants, i.e. Architect &
Civil/Structural Engineers. It may not contain sufficient information for purposes of
other parties or for other uses. Your attention is drawn to the document -
“Understand the Limitations of Your Geotechnical Report’, which is included in
Appendix E of this report. This document has been prepared to advise you of what
your realistic expectations of this report should be, and to present you with
recommendations on how to minimise the risks associated with the ground works for
this project. The document is not intended to reduce the level of responsibility
accepted by ETS, but rather to ensure that all parties who may rely on this report are

aware of the responsibilities each assumes in so doing.
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APPENDIX A — LOCALITY PLAN
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APPENDIX B - BOREHOLE AND DCP LOGS
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5 BU bucket U50 undisturbed tube dia mm  Fines D dry 0 no resistance
£ AU auger O disturbed sample VS very soft M moist to
= BS bulk sample S soft W wet 4  absolute refusal
¢ PP pocket penetrometer F  fim
g (UCS) kPa St stiff
o HV hand vane VSt very stiff ROTES
o H hard
= Coarse
g WATER VL wvery loose
=z - L loose
>~ standing water level
g — inflow ¢ MD medium dense
g — partial loss D dense
c — complete loss VD very dense
5




[l
0

-
T

GEOTECHNICAL

—a partial loss
— complete loss

VD verydense

HOLE NO.: BH8 SHEET : 1 OF 1
CUSTOMER: Thmoson Adsett Pty Lid JOB NO : GT15-264
PROJECT: Mossman Aged Care Facility DATE: 17111116
LOGGED BY: DK REVIEWED BY: CR
MACHINE: DB 2000 RL: -
PIT DIMENSIONS: - COORDINATES: E:325728.000, N: 8178921.000 (56 MGAZ4)
| i - e
= | Q w2 ‘ g
Elglew g g | E2GE s STRUCTURE AND
E|E|E| e 528 SOLIROCK MATERIAL DESGRIPTION B5G2| 8% ADDITIONAL
| 5|2 m | &= 8z 2a | OBSERVATIONS
[=] % o | 200 g
5 | o 2
0.0 I |
SILTY CLAY: pale grey brawn, Irace fine to medium gravel |
6
j —
| [e-— | s
- —— LI
| —_ g
SILTY CLAY: orange brown, trace fine to medium gravel
. | 8
St i
057 vst il
]| - 7
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E | 8
1| : SILTY GLAY: yellow hrawn, frace fine to medium gravel .
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10
_‘ .5 - -4
8
1 ] SILTY CLAY! pale yellow mettled arange brown, trace fine to medium
graval 9
- CL
2 r— 8
a [ TEST BH8 TERMINATED AT 1.80 m
B Targel depih
ar 1
E.—z.n E
a |
=
=
=l T |
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%' ) | |
glos ! |
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E
8 METHOD SAMPLES AND TESTING CONSISTENCY/DENSITY  MOISTURE CONDITION PENETRATION
E BU bucket U50 undisturbed tube dia mm  Fines D dry 0 noresistance
£ AU auger D disturbed sample VS very soft M moist to
5 BS bulk sample S soft W wet 4 absolule refusal
E PP pocket penetrometer F  firm
z (UCS) kPa St stiff
i HV hand vane VSt very stiff NOTES
2 H hard
3 Coarse
g WATER VL very loose
oy
& 5Z standing water leve L loose
z el inﬂ(r;wng ! MD medium dense
& D dense
Em
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HOLE NO.: BH9 SHEET : 1 8F4
CUSTOMER: Thmoson Adsett Pty Ltd JOB NO : GT15-264
PROJECT: Mossman Aged Care Facility DATE: 17111115
LOGGED BY: DK REVIEWED BY: CR
MACHINE: DB 2000 RL: -
PIT DIVENSIONS: - COORDINATES:  E: 325741.000, N: 8178961.000 (56 MGA94)
E|a g' o) wz g’r__ c.E
= & |z 5= |0E = STRUCTURE AND
£| 2|8 SAMPLE OR ?, £e SOILIROCK MATERIAL DESCRIPTION EElba| &% ADDITIONAL
E |G| | reomest |2 =5 2Z|p& ot OBSERVATIONS
w| g% ] g8/z0 ¢
2 8 £
0.0 I
i | SILTY CLAY: pale grey brown, trace fine o medium gravel
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§ METHOD SAMPLES AND TESTING CONSISTENCY/DENSITY  MOISTURE CONDITION PENETRATION
- BU bucket US0 undisturbed tube diamm  Fines D dry 0 noresistance
£ AU auger D disturbed sample WS very soft M moist to
= BS bulk sample S soft W wet 4  absolute refusal
E PP pockel penetrometer F  firm
g (UCS) kPa St stiff
2 HV hand vane VSt very stiff NOTES
2 H hard
3 Coarse
2 WATER VL very loose
B 32 standing water level L loose
: Sl ok MD medium dense
g —a partial loss D dense
h —a complete loss VD very dense




ETIS

GEOTECHNICAL

—a partial loss
—a complete loss

VD wvery dense

HOLE NO.: BH10 SHEET : 1 OF 1
CUSTOMER: Thmoson Adsett Pty Ltd JOB NO : GT15-264
PROJECT: Mossman Aged Care Facility DATE: 17/11/15
LOGGED BY: DK REVIEWED BY: CR
MACHINE: DB 2000 RL: -
PIT DIMENSIONS: - COORDINATES:  E:325722.000, N: 8178956.000 (56 MGA94)
~ 3 el | B
Elg|e g & xd Zp g
a = = & STRUCTURE AND
E[E|E| dmEm 528 SOILUROCK MATERIAL DESGRIPTION 2EHE| 8% ADDITIONAL
& || g w | 2= 2zlog ©& OBSERVATIONS
g = Q|0 9&(za 2
| ] o8 i
3 2 S
0.0 |
: SILTY CLAY: pale grey brawn, trace fine lo medium gravel
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| | — | 7
|
&
0.5 - ‘
, po == | 9
1 D 0.60-0.80m —
—— | 8
2 — 7
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SILTY CLAY: pale yellow mottled orange brown, trace fine to medium
| gravel a8
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£ TEST BH10 TERMINATED AT 1,80 m
E. Target dapth 8
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§ METHOD SAMPLES AND TESTING CONSISTENCY/DENSITY MOISTURE CONDITION PENETRATION
z BU bucket US0 undisturbed tube dia mm  Fines D dry 0 no resistance
E AU auger D disturbed sample VS wvery soft M moist to
= BS bulk sample S soft W wet 4 absolute refusal
] PP pocket penetrometer F firm
g (UCS) kPa St stiff
5 HV hand vane VSt very stiff NOTES
o H  hard
3 Coarse
e WATER VL wveryloose
B 32 standing water level L loose
E i MD medium dense
g D dense
=
z
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HOLE NO.: BH11 SHEET : 1 OF 1
CUSTOMER: Thmoson Adsett Pty Ltd JOB NO : GT15-264
PROJECT: Mossman Aged Care Facility DATE: 17/11/115
LOGGED BY: DK REVIEWED BY: CR
MACHINE: DB 2000 RL: -
PIT DIMENSIONS: - COORDINATES:  E: 325697.000, N: 8178971.000 (56 MGAS4)
T T T
‘ | ad - E
o | o wz| 9 E
Ela | g 2|2 £S5 5k =
=] Sk = STRUCTURE AND
E E E | if?:gl.% gﬁ; 5 % § | SOILROCK MATERIAL DESCRIPTION E; = Eg % H oé‘s'?&'ﬂfﬁ’é'ﬁ .
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K : SILTY CLAY: pale grey brown, trace fine to medium gravel
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] : SILTY CLAY: orange brown, trace fine to medium gravel
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g METHOD SAMPLES AND TESTING CONSISTENCY/DENSITY  MOISTURE CONDITION PENETRATION
z BU bucket U50 undisturbed tube dia mm  Fines D dry 0  no resistance
£ AU auger D disturbed sample VS very soft M moist to
= BS bulk sample S soft W wet 4  absolute refusal
E PP pockel penetrometer F firm
B {UCS) kPa St stiff
g HV hand vane VSt very stiff NGTES
2 H hard
g Coarse
E WATER VL very loose
SZ standing water level L loose
z — ;ﬁgwmg ARl MD medium dense
g —a partial loss D dense
N —« complete loss VD very dense
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HOLE NO.: BH12 SHEET : 1 OF 1
CUSTOMER: Thmaoson Adsett Pty Ltd JOB NO : GT15-264
PROJECT: Mossman Aged Care Facility DATE: 17/11115
LOGGED BY: DK REVIEWED BY: CR
MACHINE: DB 2000 RL: F
PIT DIMENSIONS: - COORDINATES:  E: 325679.000, N: 8178962.000 (56 MGA94)
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E|E | g TEATer | B ﬁg SOIL/ROCK MATERIAL DESCRIPTION E 562 | & g ADDITIONAL
b | Y|z vl e” gZlau| ° OBSERVATIONS
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§ METHOD SAMPLES AND TESTING CONSISTENCY/DENSITY  MOISTURE CONDITION PENETRATION
z BU bucket US0 undisturbed tube dia mm  Fines D dry 0 noresistance
= AU auger D disturbed sample VS wery soft M moist to
B BS bulk sample S soft W wet 4 absolute refusal
= PP pocket penetrometer F firm
H (UCS) kPa St sfiff
@ HV hand vane VSt very stiff RITES
a H bhard
b4 Coarse
g WATER VL veryloose
E ¥ standing water level L loose
3 — ;an;gwmg ol MD medium dense
8 —< partial loss D dense
e —s complete loss VD very dense
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MATERIALS TESTING

12001 SQILS

HEAD OFFICE CAIRMNS
ard o
TOVYINSVILLE
3 3 -4
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FAC K AT

Atterberg Limits Report

Client: Thomason Adsett Report Number: GT15-264-001 ATT
Client Address: PO Box 3053 Cairns Post Shop Qld 4870
Job Number: GT15-264 Report Date: 20/11/2015
Project: Geotechnical Investigation Mossman Aged Care Order Number: -
Location Johnston Road, Mossman
Lab No: GT15-264-001 Sample Location:
Date Sampled: 17/11/2015 BH 1
Date Tested:  19/11/2015 0.6-0.8m
Sampled By: DK
Sample Method: AS1289.1.2.1 6.5.3
Material Source: Insitu Material Spec Description: -
For Use As: = Lot Number: -
Remarks: - Spec Number: -
Page 1 of 1
Plasticity Tests Test Method Specification Result Specification
Minimum Maximum
Liguid Limit (%) AS1289 3.1.2 - 26 -
Plastic Limit (%) AS1289 3.2.1 - 19 -
Plasticity Index AS1289 3.3.1 - 7 -
Linear Shrinkage (%) AS1289 3.4.1 - 5.0 -

NATA

\V 4

ACCREDITED FOR
TECHNICAL
COMPETENCE

Accredited for compliance with ISO/IEC 17025,

APPROVED SIGNATORY
( « J/(w'(

Darren Koch
Senior Geotechnician
Cairns Laboratory
NATA Accreditation No. 1833

FORM NUMBER

REP ASATT-1




Client:

Thomason Adsett

Report Number:

GT15-264-01 CBR

Client address: PO Box 3053 Cairns Post Shop Qld 4870
Job Number: GT15-264 Report Date: 24/11/2015
Project Geotechnical Investigation Mossman Aged Care Order Number: -
Location Johnston Road, Mossman
Lab No: CS000 Sample Location
Date Sampled: 17/11/2015 BH2
Date Tested: 23/11/2015 0.2-0.5m
Sampled By: DK
Sample Method: AS1289.1.2.1 6.5.4
Material Source: Insitu Material Test Method : AS1289 6.1.1
For Use As: Subgrade Lot Number: .
Remarks: - Item Number : -
Page 1 of 1
1o T - ——
140 -

&5 T 7.5

Content (%) @

CER Value (%) :

(1] 05 10 15 20 z5 10 35 40 o5 H 5.8 80
Penetration {mm]
Soaking Peried (Days) / Test Condition ked
Maximum Dry Density - MDD t/m"] - 1.683 (Soaked/Unsoaked) : 4/ Soake
i 0.5/45

|optimum Moisture Content - OMC (%) : 18.1 Swell (%) / Surcharge {kg): ;
Compactive Effort Standard Hygroscopic Moisture Content (%) © 18.4
Nominated % Maximum Dry Density 97 20.9
Compaction Moisture Content {Top) after Penetration (3) @ 2
Naminated % Optimum Moisture Content Opticnal Moisture Content (Remainder] after 2
Compaction 100.0 Penatration (%) 0.3
|achieved Dry Density before Scak (1/m") ; 1.631 CBR 2.5mm (%) : 9.0
|Achieved Percentage of Maximum Dry Density
(5) : 97 CBR 5.0mm %) : 8.0

18.4
|Achieved Moisture Content (%) © 19.8 Field Moisture Cantent {%] : 8
Achieved Percentage of Optimum Moisture 104 9.0

|50il Description :

Yellow-brown Silty CLAY

\

NATA

N

ACCREENTED FOR
TECHNICAL
COMPETENCE

Accredited for compliance with ISO/IEC 17025, This document shall not be

reproduced except in full,

Approved Signatory
A N
( --}x’ﬁc’z

Darren Koch
Cairns Laboratory
NATA Accred. No. 1833

Form Number

REP QCBR-1
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GEOTECHNICAL & MATERIALS TESTING

UNDERSTAND THE LIMITATIONS OF
YOUR GEOTECHNICAL REPORT

This report has been based on project details as
provided to us at the time of the commission. [t
therefore applies only to the site investigated and to
a specific set of project requirements as understood
by Engineering Testing Services.

If there are changes to the project, you need to
advise us in order that the effect of the changes on
the report recommendations can be adequately
assessed. Engineering Testing Services cannot take
responsibility for problems that may occur due to
project changes if they are not consulted.

It is important to remember that the subsurface
conditions described in the report represent the
state of the site at the time of investigation. Natural
processes and the activities of man can result in
changes to site conditions. For example, ground
water levels can change or fill can be placed on a site
after the investigation is completed. |If there is a
possibility that conditions may have changed with
time, Engineering Testing Services should be
consulted to assess the impact on the
recommendations of the report.

The site investigation only identifies the actual
subsurface conditions at the location and time when
the samples were taken. Geologists and engineers
then extrapolate between the investigation points to
provide an assumed three-dimensional picture of the
site  conditions. The report is based on the
assumption that the site conditions as identified at
the investigation locations are representative of the
actual conditions throughout an area. This may not
be the case and actual conditions may differ from
those inferred to exist. This will not be known until

construction has commenced. Your geotechnical
report and the recommendations contained within it
can therefore only be regarded as preliminary.

In the event that conditions encountered during
construction are different to those described in the
report, Engineering Testing Services should be
consulted immediately. Nothing can be done to
change the actual site conditions which exist but
steps can be taken to reduce the impact of
unexpected conditions. For this reason, the services
of Engineering Testing Services should be retained
through the development stage of a project.

Problems can occur when other design professionals
To help avoid this,
Engineering Testing Services should be retained for

misinterpret a report.

work with other design professionals to explain the
implications of the report.

This report should be retained as a complete
document and should not be copied in part, divided
or altered in any way.

It is recommended that Engineering Testing Services
is retained during the construction phase to confirm
that conditions encountered are consistent with
design assumptions. For example, this may involve
assessment of bearing capacity for footings, stability
of natural slopes or excavations or advice on
temporary construction conditions.

This document has been produced to help all parties
involve recognise their individual
responsibilities.
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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 Accommaodation / 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



Mossman & Environs Locality Code

Performance Criteria Acceptable Measures Proposal
General Requirements
P1 Buildings and structures complement the Height of A1.1 In this Locality the maximum Height of R1.1 Complies
surrounding development and Buildings are limited Buildings/structures is 6.5 metres. In addition, the e height of buildings/structures proposed will range from
to two Storeys. roof (including any ancillary roof features) does not  gpnroximately 5.25 - 5.6 metres in height. Further, roofs will not extend
exceed a maximum Height of 3.5 metres above geqter than 3.5 metres above the wall of the building.
the intersection of the pitching part of the roof and
the wall of the Building.
P2 Development is connected to all urban services. A2.1 Development is connected to available urban R2.1 Will Comply
services by underground connections, wherever  the gybject site is able to be connected to all services.
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.
P3 Landscaping of development Sites complement A3.1 Landscaping incorporates the requirements of R3 Performance Solution
the existing character of the Mossman Locality Planning Scheme Policy No 7 — Landscaping with e proposed development will be landscaped in accordance with the
particular emphasis on appropriate species for this Landscape plans provided (refer Appendix G).
Locality.
P4 Development Sites are provided with efficient and P4.1 All Roads, driveways and manoeuvring areas on P4.1 Will Comply
safe vehicle Access and manoeuvring areas on Site and adjacent to the Site are designed and  a| roads driveways and manoeuvring areas will be designed in
Site and to the Site, to an acceptable standard for maintained to comply with the specifications set accordanée with the relevant provisions of the FNQROC Development
the Locality. out in the Planning Scheme Policy No 6 — panual or where for the proposed access east of Stage 1; only partial
FNQROC Development Manual. 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 A13.1 No urban development encroaches into the Rural A13.1 Complies

cane land, within the environs of the locality is
protected  from urban  or  incompatible
development.

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).

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

January 2016
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Performance Criteria

Acceptable Measures

Proposal

P14 Industrial development is located in existing or Al14.1 Class A Industry uses are located in the Industry R14 Not Applicable
identified industrial areas to facilitate efficient use Planning Area at the southern end of Mossman e proposed development does not constitute Industrial
of industrial land and to effectively service the around Sawmill Road to effectively service the development.
needs of the Shire. Shire, particularly Port Douglas.
Class B Industry uses are located in the Industry
Al4.2 Planning Area at the northern end of Mossman
around the Mill to service the needs of the Mill and
to consolidate allied industrial uses.
P15 Industrial land and uses are protected from Al15.1 No residential development encroaches into the R15.1 Complies
incompatible urban development. Industry Planning Area. The proposed development is located on land zoned for community
A15.2 Buffers are provided between Industry uses and and recreational facilities and does not encroach upon Industrial
incompatible urban uses of 40 metres and include Planning Area zoned land.
Landscaping for screening or incorporate land use
activities which are compatible to interface with the
adjacent Industry uses.
Community facilities
P16  Community facilities are provided to service the A16.1 Community facilities are conveniently located P16 Performance Solution
local community in convenient and accessible within or near the Town Centre and in close Tpe proposed development, being for a Retirement facility is located
locations. proximity to existing community facilities to service  4giacent the Mossman Hospital and in proximity of the Town Centre,
the needs of local residents. which is considered to be a convenient and accessible location.
AL6.2 Public car parking areas are provided within or in

close proximity to the Town Centre, existing
community facilities, sporting/recreation grounds.

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

January 2016
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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 Al.1 Uses identified as inconsistent uses in the R1.1 Complies
outcomes sought for the Community and Assessment Table are not established in the Tpe proposed land use of Retirement facility, is not identified as an
Recreational Facilities Planning Area. Community and Recreational Facilities Planning  jhconsistent use within the Community andv Recreational Facilities
Area. Planning Area.
Building/Structure Siting
P2 Buildings/structures are Setback to ensure that A2.1 A2.1 Buildings are Setback not less than: R2 Performance Solution
they are compatible with the character of the area e aminimum of 8 metres from a State-Controlled  Building to road frontage setbacks range from 3 metres — 14 metres.
and do not adversely affect other uses, particularly Road; or Landscaping is proposed within the setback areas in order to provide a
residential uses. . - buffer between the Retirement facility and the Johnston Road frontage.
e in other cases, a minimum of 6 metres from Th d devel i tback f th ‘ bound .
he Main Street Eron . e proposed development is setback from the western boundary
the Main Street Frontage; metres and the north-western boundary (fronting vegetation) 12
e 4 metres from any secondary Road Frontage; metres.
and Accordingly, the above setbacks are considered to ensure
e 3 metres from side and rear boundaries. 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 A3.1 A3.1 Car parking areas are Setback; R3 Performance Solution
bounc!arles of the Site to ensure a h'g.h standgrd of e 6 metres from the Road Frontage/s of the Site; The staff car park is setback approximately 3 metres from the
amenity and to ensure that the amenity of adjacent and Johnston Road frontage. The general car park is setback
residential land, residential uses or other sensitive ) approximately 10 metres from the road frontage. Landscaping is
Sites is protected. * 3 metres from any other Site boundary. proposed within the setback area to maintain a high standard of
amenity.
P4 The Setbacks to car parking areas are landscaped P4.1 The Setback between the Road Frontage/s and P4.1 Complies
to enhance the amenity of the Site and to provide the car parking area is landscaped with Dense Landscaping within the road frontage setback and car parking areas
a buffer to adjacent residential land, residential Planting. will include deep planting, to be undertaken in accordance with the
uses and other sensitive Sites. landscaping plans provided at Appendix G.
Night lighting
P5 P5 Night lighting of playing fields and club facilities ~A5.1 Where the Site adjoins land included in a P5 Performance Solution

do not adversely affect the amenity of adjacent
areas or uses.

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

Lighting will be provided to the proposed development in accordance
with the relevant standards, and in consideration of adjoining land
uses.

January 2016
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Performance Criteria Acceptable Measures Proposal

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 A6.1 All Site boundary Setback areas are provided with A6.1 Complies
interest and form, incorporates native vegetation, Dense Planting for a minimum distance of 2 Landscaping of side boundary setbacks includes deep planting of
provides screening and enhances the visual metres or as specified above in A3.1. approximately 2-5 metres, to be undertaken in accordance with the
appearance of the development and provides for OR landscaping plans provided at Appendix G.
useable public recreation/congregation areas, . L
where appropriate. A greater distance specified in a Land Use Code.

Note: P6-10 have regard to Sloping Sites and are not applicable to the proposed development

January 2016 Cardno HRP 5



Multi-unit Housing / Holiday Accommodation / Retirement Facility Code

balconies or patios overlook other windows,
balconies or patios of other Dwelling Units/Private

Performance Criteria Acceptable Measures Proposal
Site Requirements
P1 A Site for Multi-Unit Housing/Holiday Al.1 The Site has a minimum area of 1000 m2. R1.1 Complies
':‘Sf‘;ﬁ:’i‘;mog":‘gg“; ?ztlzeim:rq;ions fgcglctzfosmmodgatlz AND The site area on which the Retirement facility is proposed is 13,935m?,
i ini thus meeting the requirements of A1.1.
the Buildings/structures, open space, car parking The Site has a minimum Road Frontage of 25 g q
and associated vehicular Access, Landscaping metres.
and recreation facilities for the enjoyment of
guests.
Site Layout
P2 The building bulk is reduced through effective A2.1 The overall length of any Building does not exceed R2.1 Performance Solution
design and materials 30 metres. The main building of Stage 1 of the proposed development
A2.2 The length of any continuous wall plane does not (comprising sleeping quarters, staff and meeting rooms) is
exceed 15 metres. approximately 40 metres long. Notwithstanding, building incorporates
A3 Building bulk is reduced by balconies, patios, varioys design materie_lls! awnings, landscaping, setbacks and various
: recesses and variations in exterior building ©Penings to reduce building bulk.
materials and colours. R2.2 Performance Solution
A2.4 Elevations provide visual interest through building Wall planes range from 20-40 metres. Notwithstanding, buildings
elements, exterior colours, textures and materials.  feature incorporate various design materials, awnings, landscaping,
setbacks and various openings to reduce building bulk.
AND
Buildings are designed in accordance with the R2-4 Performance Solution
requirements of the Planning Scheme Policy No 2 Visual interest is provided to building elevations through the use of a
— Building Design and Architectural Elements. variety of building materials, awnings, decking and opening.
P3 The development addresses the Main Street A3.1 The Building has balconies, windows or patios that R3.1 Complies
Frontage to facilitate casual surveillance and to face the Main Street Frontage, and remain Buildings facing the road frontage feature windows and decking/patio
enhance the amenity of the streetscape unenclosed. areas that remain unenclosed.
A3.2 Perimeter fencing to any street Frontage complies  R3 2 performance solution
with any specific fencing requirements detailed in » ) . ) - .
the relevant Planning Area Code. Specific fenc_lng requirements are not detailed \_Nlthln 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 A4.1 Windows and openings of Habitable Rooms do not R4.1 Complies
privacy or liveability of adjoining development, and overlook  Habitable ~Rooms of adjoining  yapitable rooms as proposed do not overlook adjoining developments
achieves a pleasant living environment for developments. that contain habitable rooms.
residents. OR .
R4.2 Performance Solution
Where Habitable Rooms overlook Habitable  the proposed development has been designed to ensure that
Rooms of adjoining developments, privacy is  yindows, balconies and patios do not overlook other windows,
protected by fixed external screens or other paiconies or patios of other bedrooms within the proposed
suitable elements to avoid overlooking. development. Thus, a pleasant living environment will be provided for
Ad.2 Screening is provided where any windows, residents.
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Performance Criteria

Acceptable Measures

Rooms within the development.

Proposal

P5 Vehicle parking areas and driveways are safe, A5.1 Vehicle parking areas are located under or behind R5.1 Performance Solution
convenient and have minimal impacts on adjoining the Building so they are not visually prominent g, parking areas are located to the front and side of the proposed
development. from the street. development. Notwithstanding, parking areas will be heavily
AS.2 The car parking area is: landscaped to reduce visual impact from the street and will be safe
e illuminated at night; and convenient in their Io«.:ation.
e well ventilated to avoid fumes being RS.2 Performancg solution . . i
trapped; Safe and convenient car parking will be provided that are well
' o ventilated, screened from adjoining development and will be
e screened from adjoining development; illuminated as required.
. 60% covered. R5.3 Complies
A5.3 The driveway is a minimum of 2 metres from the The driveways to the proposed development is not located within
side or rear boundary. 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
OR S . s
. ) located within a proposed easement to be nominated within Proposed
A minimum of 1 metre with an average of 1.5 | ;0.
metre Landscaping screen is provided along the
side or rear boundary adjacent to the driveway.
P6 Development does not adversely impact on the A6.1 The siting of Multi-Unit Housing/Holiday R6.1 Performance Solution
natural environment* Accommodation minimises cut unless required for  putti-unit housing / holiday accommodation is not proposed as part of
% Vegetation clearing is required to be undertaken in a basement or semi-basement car park. this development application. Notwithstanding, the Retirement facility
accordance with Local Law — Vegetation Management. 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 A7.1 Landscaping and Recreation Areas must be R7.1 Performance Solution

Landscaping and Recreation Area for the use of
guests

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.

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

Acceptable Measures

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.

Proposal
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.

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 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.

A7.2
A7.3
P8 The development provides residents with a range A8.1
of on Site services and facilities.
A8.2
Retirement Facility (Extra Provisions)
Location and Amenity
P9 Retirement Facilities are located in areas which ag 1
offer convenience to residents, and are designed
to be compatible with the locality and surrounding
area in which they are located.
Design Layout
P10  Retirement Facilities are designed to provide for A10.1

the amenity and security of residents**

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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Performance Criteria

4 Retirement Facilities are required to be designed in
accordance with the requirements of the Aged Care Act
1997 or any other relevant legislation.

Acceptable Measures

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

Proposal

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

A10.2 Decorative perimeter security fencing and gates R10.2 Complies
are provided to ensure the safety and security of  pecorative perimeter security fencing will be provided to the proposed
residents and the fencing complies with the  gyeyelopment. Entrance to the facility is restricted via entrance through
relevant Planning Area Code. the main building, to ensure the safety and security of residents.
A10.3 Security screens are provide on all Dwelling Units 10 3 Complies
or residential rooms to ensure the safety and . . ) . . .
security of residents, while allowing for the capture It is understood that security screens will be provided to residential
of prevailing breezes. rooms to ensure safety.
P11  The internal layout of the Retirement Facility and A11.1 The design of the Retirement Facility ensures that A11.1 Performance Solution
the location of the Retirement Facility allows for external circulation and Access and egress pointS |+ is understood that an evacuation plan will be created for the
the safe _evacuatlon of residents in an emergency on tht_a _Slte facilitate the evacuation of the Site in proposed facility detailing evacuation point(s).
and provides for emergency services to efficiently an efficient manner. ]
Access the Site ) . o A11.2 Performance Solution
: The Site of the Retirement Facility is not prone to ] ) L . .
Al1.2 inundation and all circulation pathways throughout It is understood that the s_ubject site is prone to flood |r_1undat|qn (refer
the Site are constructed above 3.2 metres AHD. to the Flood Study prowd&_ed at Appendix H). Notwithstanding, the
. ] ] . proposed development will be constructed to ensure the safe
Al11.3 The location and Site of the Retirement Facility are g, acyation of residents in an emergency and facilitate effective
readily accessible to emergency vehicles. emergency access.
Al11.3 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 A12.1 Retirement Facilities incorporate a range of A12.1 Complies

range of on Site services and facilities.

ancillary services and facilities, such as: lounge
areas, library/reading room, TV games/recreation
room, pharmacy, hairdresser, convenience store
and the like.

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

Bushfire

Proposal

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

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 A2.1

property by:
e avoiding areas of High or Medium Risk
Hazard; or

e  mitigating the risk through:
- lot design and the siting of Buildings;
and
- including firebreaks that provide
adequate:

e  Setbacks between Building/structures
and hazardous vegetation, and

e  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

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
ma2:

. are sited in locations of lowest hazard
within the lot; and

e achieve Setbacks from hazardous
vegetation of 1.5 times the predominant
mature canopy tree Height or 10 metres,
whichever is the greater; and

e 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:
e 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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Performance Criteria

Acceptable Measures

e 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:

o efficient emergency Access to Buildings
for fire fighting appliances (eg. by
avoiding long narrow lots with long
Access drives to Buildings); and

e Setbacks and Building siting in
accordance with 2.1 (a) above.
AND
Firebreaks are provided by:
e 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

e 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

Proposal
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Performance Criteria Acceptable Measures

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:

e  have a maximum gradient of 12.5%; and

e 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.

Proposal

P3 Public safety and the environment are not A3.1 Development  complies with a  Bushfire
adversely affected by the detrimental impacts of Management Plan prepared for the site.
bushfire on hazardous materials manufactured or
stored in bulk.

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.

January 2016 Cardno HRP

12



Acid Sulfate Soils Code

Performance Criteria

Disturbance of Acid Sulfate Soils

Acceptable Measures

Proposal

P1

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

e not disturbing Acid Sulfate Sails; or by

e preventing the potential impacts of any
disturbance through appropriate Site
planning, treatment and ongoing
management.

Al.l

The disturbance of Acid Sulfate Soils is avoided
by:
e not excavating or removing more than
100 m3 of material identified as
containing or potentially containing Acid
Sulfate Soils;

e not permanently or temporarily
extracting groundwater that results in the
aeration of previously saturated Acid
Sulfate Soils; and

e 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.

e Al2 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

e 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

Area and Dimensions of Lots

Acceptable Measures

Proposal

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.

Al.l

Al.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 29,845m?
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: A7.1 An area of 10% of the land to be reconfigured is R7.1 Performance Solution
e meets the recreational needs of provided as open space in accordance with  agequate communal open space is provided within the proposed lot to
residents and visitors to the Shire; Elantn'lk:lgt' Scheme Policy No 9 — Open Space meet the recreational needs of residents, create linkages with the
ides a di ¢ seffinas: ontributions. natural vegetation located to the west and provide a diverse range of
*  provides a diverse range of settings; OR settings for residents. Moreover, (a) the Retirement facility is a
e creates effective linkages with other A contribution is paid in lieu of an area being managed environment where the active and passive recreation needs
areas of open space and natural areas; designated for open space in accordance with of residents will be, in part managed; and (b) the expansive on site
and Planning Scheme Policy No 9 — Open Space &€ available for the passive a_nd _actlve recreation needs of residents
i ) ) Contributions is such that Open Space Contributions should not be payable; and no
e  contributes to the visual and Scenic land dedication is required as no demand is created by the proposed
Amenity of the Shire. OR development.
A combination of the above, as agreed to by
Council.
P8 Informal Parks and Sporting Parks are provided A8.1 Informal Parks are provided at the ratio of 2 R8.1 Does Not Comply
and sit.ed to meet the needs of local residents in hectares per 1OOQ persons with a minimum size of e to the nature of the proposed development, an informal park for
the Shire. Informal Parks being 0.5 — 1 hectare (Local Parks)  the |ocal community is not proposed as part of the development.
and 3 — 5 hectares (District Parks). . ) .
Adequate communal open space is provided on site to meet the
AND recreational needs of residents, create linkages with the natural
Sporting Parks are provided at the ratio of 2 vegetation located to the west and provide a diverse range of settings
hectares per 1000 persons with a minimum size of  for residents.
Sporting Parks being 1.2 — 2 hectares (Local
Parks) and 5 hectares (District Parks).
Road Network
P9 The Road network: A9.1 Roads are designed and constructed in R9.1 Not Applicable
e s integrated and consistent with the accordance with the specifications set out in  nq additional roads are proposed. Proposed Lot 1 and Proposed Lot 2
existing and proposed local Road Planning Scheme Policy No 6 — FNQROC phaye sufficient road frontage and vehicular accesses will be
9 prop Devel t Manual :
network: evelopment Manual. constructed to provide access to Proposed Lot 1 and Proposed Lot 2.
The Road network takes into consideration the i
e s legible and retains existing features, A9.2 R9.2 Not Applicable

views, topography and vegetation;

natural and cultural features of the Site, existing
vegetation, Watercourses and contours.

No additional roads are proposed. A Traffic Impact Assessment (TIA)
has been undertaken with regard to the proposed development and
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Performance Criteria

Acceptable Measures

Proposal

. is convenient and safe for local A9.3 The Road network is designed to reduce traffic  will be provided under separate cover. Note that no cultural features
residents; speeds and volumes on local streets in residential are not understood to be located onsite.
- . . - areas to facilitate parking and manoeuvring and to g 3 Not Applicable
+ facilitates walking and cycling within the integrate  with the existing and proposed > pp _
neighbourhood; and pedestrian and bicycle paths network. No additional roads are proposed. A Traffic Impact Assessment (TIA)
. . ) . . ) ) has been undertaken with regard to the proposed development and
e is compatible with the intended role of Direct Access is not provided to a State-Controlled il be provided und t
A9.4 ) provided under separate cover.
the State-Controlled Road and does not Road where legal and practical Access from R9.4 C i
prejudice traffic safety or efficiency. another Road is possible. -4 Lomplies
Where the created allotments have frontage to Direct access is not proposed to a State-controlled road as part of the
A95 more than one Road, Access to the individual ~Proposed development.
allotments is from the lower order Road. 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 industriallcommercial A10.1 Roads are designed and constructed in R10.1 Not Applicable
reconfigurations ensures conveni_ent movement accor(_jance with the s_pecifications set out in  The proposed development is not for industrial or commercial
and_ Access for vehlcle_zs, particularly _heavy Planning Scheme Policy No 6 — FNQROC purposes and will not generate industrial/commercial traffic.
vehicles, without affecting the amenity of Development Manual. R10.2 Not Applicable
residential neighbourhoods. Industrial/commercial traffic is able to Access a ' PP ) ) i i
A10.2 major Road without intruding into a residential The proposed _development is not_ for |ndust_r|al or commercial
neighbourhood. purposes and will not generate industrial/commercial traffic.
Pedestrian and Bicycle Network
P11  Networks of pedestrian and bicycle paths are A11l.1 Safe and convenient walking and cycling networks  R11.1 Performance Solution
provided in safe and convenient locations. are prov_ided tc_>_|_ink residential areas to schools, pue to the nature of the proposed development, walking paths will be
community facilities, parks and public transport, provided within the Retirement facility. Further, a footpath will be
'Ell':)elglsst Attractions, commercial and industrial provided to the frontage of the lot.
| i ) ~ R11.2 Will Comply
The pedestrian and bicycle path network is : )
All1.2 constructed in accordance with the specifications The footpath provided to the frontage of the proposed lot will be
set out in Planning Scheme Policy No 6 — constructed in accordance with the relevant FNQROC standards.
FNQROC Development Manual. R11.3 Performance Solution
A11.3 Lighting for bicycle paths is provided in The footpath provided to the frontage of the proposed lot will be
' accordance with the relevant Australian Standards.  constructed in accordance with the relevant FNQROC standards.
Stormwater Drainage
P12  Stormwater runoff is contained and managed so A12.1 Stormwater drainage is designed and constructed R12.1 Will Comply
that it does not adversely affect: in acgordance with the.specmcatlons set out in  giormwater infrastructure design will be detailed at the Operational
e natural Watercourses; Planning Scheme Policy No 6 — FNQROC \yqrks stage of the proposed development, however will be designed
e surface or underaround water quality: or Development Manual. and constructed in accordance with the provisions of the FNQROC
9 quaiity; Development Manual. Stormwater management will be addressed in
e the built environment either upstream or further detail in a report to be provided under separate cover.
downstream of the Site.
Water Supply
P13  An adequate, safe and reliable supply of potable  A13 1 Where in a water supply area, each new lot is R13.1 Will Comply

water is provided.

connected to Council’s reticulated water supply
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Performance Criteria

Acceptable Measures

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

Proposal

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

A13.2 Scheme Policy No 11 - Water Supply and
Sewerage Headworks and Works External lot.
Contributions.
Treatment and Supply of Effluent
P14 Provision is made for the treatment and disposal of A14.1 Each new lot is connected to Council's sewerage R14.1 Will Comply

effluent to ensure that there are no adverse system. The proposed lot will be connected to Council’s sewerage system, as
|mpis\ct_s an w?ter q“a“tylt ?ntg ”Ot adverse AND identified within the Sewer and Water Infrastructure Advice provided at
ecological Impacts as a resuit of the system or as i ; Appendix E. Sewer connections will be designed and constructed in
a result of increasing the cumulative effect of The extension of and connection to the sewerage agclz)rdance with the provisions of the FNQROg Development Manual
systems in the locality. system is designed and constructed in accordance .

with the specifications set out in Planning Scheme

Policy No 6 — FNQROC Development Manual. R14.2 Performance Solution

OR The Applicant seeks to enter into an Infrastructure Agreement with

Where the Site is not in a sewerage scheme area, regard to Infrastructure Charges. Notwithstanding, sewer connection

the proposed disposal system meets the will be provided to the proposed lot.

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.

Al14.2 A contribution is paid in accordance with Planning

Scheme Policy No 11 — Water Supply and
Sewerage Headworks and Works External
Contributions

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

The road and lot layout facilitates the siting and

P22 g L pP22.1 No Acceptable Solution R22 Complies
design of buildings to conserve non-renewable ) . -
energy sources and assists in orientation and The lot layout provides adequate opportunity to facilitate the
design appropriate for the local tropical conditions. appropriate orientation of the Retirement facility proposed onsite.

p23  The road and lot layout minimises fossil fuel use ps3 4 No Acceptable Solution R23 Complies

by:
e reducing the need for and length of local
vehicle trips,

The proposed design of the Retirement facility encourages walking
through the provision of footpaths both within the facility grounds and
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Performance Criteria

maximising public transport
effectiveness,

encouraging walking and cycling, and
provision of appropriate street
landscaping

Acceptable Measures

Proposal
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 Code

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.

Performance Criteria Acceptable Measures Proposal
Filling and Excavation - General
P1 All filling and excavation work does not Al.l The height of cut and/or fill, whether retained R1.1 Complies
create a detrimental impact on the slope or not, does not exceed 2 metres in height. Detailed Operational Works drawings will be provided at the
Sﬁg'“tégterost'ﬁn potentl?jll or visual amenity AND Operational Works stage of the proposed development.
of the Site or the surrounding area. . . . . . - L
! urrounding Cuts in excess of those stated in A1.1 above Notwithstanding, only minor earthworks / filling are required in
are separated by benches/terraces with a the south west corner of the subject site (the site of the
minimum width of 1.2 metres that incorporate  proposed facility) to allow finished floor levels to have immunity
drainage provisions and screen planting. 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.
Al.2 Cuts are supported by batters, retaining or _ g ) - _ ) _
rock walls and associated benchesfterraces Accordingly, the minor filling required will not detrimentally
are capable of supporting mature vegetation, ~ impact slope, erosion potential or visual amenity.
A13 Cuts are screened from view by the siting of R1.2 Will Comply
the Building/structure, wherever possible. Detailed Operational Works drawings will be provided at the
Operational Works stage of the proposed development.
T 0 the Site | tained f Notwithstanding, all Operational Works will be designed in
Al4 opsoit- irom e ole IS retane TOM  accordance with the relevant standards.
cuttings and reused on benches/terraces.
Al5 ’ i
No crest of any cut or toe of any fill, or any R1.3 Not Applicable
part of any retaining wall or structure, is Detailed Operational Works drawings will be provided at the
located closer than 600 mm to any boundary Operational Works stage of the proposed development.
of the property, unless the prior written Notwithstanding, no cuts are proposed.
approval of the adjoining landowner and the
ALG Council, has been obtained. 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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Performance Criteria

Acceptable Measures

Proposal

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

Filing 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
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Performance Criteria Acceptable Measures

Filing and excavation complies with the
the Planning year flood level in Marrs Creek adjacent to the subject site of

specifications set out in
Scheme Policy No 6
Development Manual.

FNQROC

Proposal
the proposed development will result in an increase in the 100

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 Filing and excavation does not result in a A4.1
reduction of the water quality of receiving
waters.

Water quality is maintained to comply with
the specifications set out in the Planning

Scheme Policy No 6
Development Manual.

FNQROC

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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Landscaping Code

Performance Criteria

Landscape Design

Acceptable Measures

Proposal

P1 Landscape design satisfies the purpose and
the detailed requirements of this Code.

All

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 Landscaping?®’.

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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Performance Criteria

undertaken in accordance with Local Law —
Vegetation Management.

Acceptable Measures

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.

Proposal

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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Performance Criteria

Acceptable Measures

Proposal
trees).

A4l

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.

A5.1

AS5.2

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.

P4 Plant species are selected with consideration
to the scale and form of development,
screening, buffering, streetscape, shading
and the locality of the area.

P5 Shade planting is provided in car parking
areas where uncovered or open, and
adjacent to driveways and internal
Roadways.

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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Performance Criteria

Acceptable Measures

AB.2

Trees, shrubs and groundcovers are planted
within any recessed areas along the fence
line.

Proposal

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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Performance Criteria

Acceptable Measures
walls of Buildings,

mechanical and air-

conditioning units, clothes drying areas, bin
enclosures and other utility structures with
appropriate trees, shrubs and groundcovers.

Proposal

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 A9.1
adjacent land are enhanced.

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 A10.1
enhances the streetscape and the visual
appearance of the development.

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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Performance Criteria

a Building;

Low shrubs, groundcovers and
mulch to completely cover unsealed
ground.

Proposal

Acceptable Measures

P11 Landscaping for non-residential development
enhances the streetscape and the visual
appearance of the development.

Alll

Al11.2

Al11.3

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 vyears 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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Performance Criteria

All.4

a Building;

e screening shrubs, low shrubs and
groundcover appropriate for the
amount of space, light and
ventilation of the area;

e 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.

Proposal

R11.4 Complies

Acceptable Measures

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
be maintained in an efficient manner.

Landscaped areas are designed in order to Al12.1

Al12.2

Al12.3

Al2.4

Al25

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
efficiently.

R12.2 Performance Solution

Landscaped areas have been
efficiently.

R12.3 Performance Solution

Landscaped areas have been
efficiently.

R12.4 Performance Solution

Landscaped areas have been
efficiently.

R12.5 Performance Solution

Landscaped areas have been
efficiently.

designed

designed

designed

designed

designed

to

to

to

to

to

be

be

be

be

be

maintained

maintained

maintained

maintained

maintained

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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Performance Criteria

where appropriate.

Acceptable Measures
in Landscaping through water infiltration,

turf and garden beds, including the use of
swales, spoon drains, subsurface drainage,
field gullies, rock or pebble lined
Watercourses and stormwater connections.

Proposal

Adequate drainage will be provided to paving, turf and garden

beds, as appropriate.

A13.2 X R13.1 Will Comply
Overland flow paths are not to be restricted .
by Landscaping works Overland_ flow paths are not expected to be restricted by
landscaping works.
Al3.3  Wwater runoff is re-used through draining of )
hard surface areas towards permeable R13.1 Will Comply
surfaces, turf, garden beds and by Adequate drainage to absorb water runoff will be provided to
minimising impervious surfaces on the Site. ~ paving, turf and garden beds, as appropriate.
Safety
P14 Tree species and their location Al4.1 Trees located near pathways, driveways, R14.1 Performance Solution
accommodate vehicle and pedestrian sight Access points, parking areas and street Tpe proposed development will be landscaped in accordance
lines. corners have a minimum 3.0 metres of clear jth the Landscape plans provided at Appendix G of the Town
trunk. Planning Report. Tree species have been chosen and located
to accommodate vehicle and pedestrian sight lines.
P15 The landscape design enhances personal A15.1 Security and foot lighting is provided to all R15.1 Performance Solution
safety and reduces the potential for crime common areas, including car parks, entries, The proposed development will be landscaped in accordance
and vandalism. driveways and pathways. 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.
Al52  Hard surfaces are stable, non-slippery and R15.2 Performance Solution
useable in all weathers. 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
A15.3  Bushfire hazard is minimised with planting of ~pedestrian areas).
bushfire resistant species near bushfire
prone areas, (refer to the Bushfire Risk R15.3 Performance Solution
Overlay on the relevant Locality Map). . )
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.
Al15.4

Lighting for bicycle paths is provided in

accordance with the relevant Australian
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Performance Criteria

Acceptable Measures

Standards

Proposal

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.

Al16.1

Al16.2

Al16.3

Al6.4

Al16.5

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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Performance Criteria

Acceptable Measures

Al16.6

Al16.7

Al16.8

Landscaping near electric lines or
substations is designed and developed so
that any vegetaton at maturity or
Landscaping structures or works do not
exceed 40 metres in Height on land:

e in an electric line shadow; or

e 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.

Proposal
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.

January 2016

Cardno HRP

31



Vehicle Parking and Access Code

Performance Criteria

Vehicle Parking Numbers

Acceptable Measures

Proposal

P1 Sufficient parking spaces are provided on the Al1.1 The minimum number of vehicle parking R1.1 Performance Solution
Site to accommodate the amount and type of spaces provided on the Site is not less than 14 car parking spaces have been provided to the proposed
vehicle traffic expected to be generated by the number prescribed in Schedule 1 of this  geyelopment. This is considered to be sufficient, given the
the use or uses of the Site, having particular Code for the particular use or uses. Where naqre of the facility and the traffic expected to be generated
regard to: the number of spaces calculated from the fom the proposed development.
 the desired character of the area in Sfchedule ' nofcda évho“; numbet:,_ tne nurr;btlar The following identifies car parking space provision to the
which the Site is located; zursnpbaecres provided Is the next highest whole proposed development, in comparison with the requirements of
e the nature of the particular use and Schedule 1:
its specific characteristics and e 1 car space per Dwelling Unit; Not
scale; applicable/required — no Dwelling Units proposed;
. th b f | d th e plus 1 visitor car space per 5 Dwelling Units; Not
I'kel number o fem_p oyeeshan ) .e applicable/required — no Dwelling Units proposed;
ikely number of visitors to the Site; e 1 visitor car space per 10 hostel, nursing home or
e the level of local accessibility; similar beds; 5 car parks provided;
e 1 car space per 2 staff members; 5 car parks
© the .nature and freguency of 'any provided (assumes 10 staff); and
public transport serving the area; . .
e 1 car space for ambulance parking, designated
e whether or not the use involves the accordingly. 1 ambulance space provided
retention of an existing Building and An additional four (4) spaces have been provided to cater for
the previous requirements for car up to eight additional staff OR 40 additional beds (as part of a
parking for the Building; possible future extension).
e whether or not the use involves an
identified Valuable Conservation
Feature and Valuable Site; and
e whether or not the use involves the
retention of significant vegetation.
Parking for People with Disabilities
P2 Parking spaces are provided to meet the A2.1 For parking areas with a total number of R2.1 Complies

needs of vehicle occupants with disabilities*®

49 Disabled access and facilities are provided in
accordance with the Building Code of Australia
and the Australian Standards.

ordinary vehicle spaces less than 50,
wheelchair accessible spaces are provided
as follows:
e Medical, higher education,
entertainment facilities and
shopping centres — 2 spaces;

e  All other uses — 1 space.

Two (2) PWD car parking spaces have been provided to the
proposed development.
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Performance Criteria

Acceptable Measures

Proposal

A2.2 For parking areas with 50 or more ordinary R2.2 Not Applicable
vehicle spaces, wheelchair accessible Refer to response R2.1 above.
spaces are provided as follows:
e Medical, higher education,
entertainment facilities and
shopping centres — 3% (to the
closest whole number) of the total
number of spaces required;
e All other uses — 2% (to the closest
whole number) of the total number
of spaces required.
Motorcycles
P3 In recognition that motorcycles are low Road- A3.1 Parking for motorcycles is substituted for R3.1 Performance Solution
space transport, a proportion of the parking ordinary vehicle parking to a maximum level  No dedicated motorcycle parking spaces have been provided
spaces provided may be for motorcycles. of 2% per cent of total ordinary parking. to the proposed development. Additional car parking spaces
Thle E)rcc)jportlﬁnt.prowded for motor cycles is AND have been provided which may be utilized by motorcycles
selected so . at ) The motorcycle parking complies with other ~Should they so be required.
e ordinary vehicles do not demand elements of this Code.
parking in the spaces reserved for
motor cycles due to capacity
constraints; and,
e it is a reflection of the make-up of
the likely vehicle fleet that uses the
parking; and,
e itis not a reflection of the lower cost
of providing motorcycle parking.
Compact Vehicles
P4 A proportion of the parking spaces provided A4.1 For parking areas exceeding 100 spaces for R4.1 Performance Solution

may be for compact vehicles. The proportion
of total parking provided for compact vehicles
is selected considering:
e compact vehicles spaces are not
available to non-compact vehicles;
and,

e it is a reflection of the proportion of
the likely vehicle fleet that uses the
parking; and,

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:
e compact vehicle parking does not
exceed 10% of total vehicle parking
required; and,

e the parking location is proximate to
the entry locations for parking

No compact vehicle parking has been provided to the
proposed development.
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Performance Criteria

e 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,

e the scale of parking spaces, likely
users and the likely degree of
familiarity with the availability of
such spaces.

Acceptable Measures

users; and,

e the parking provided complies with
other elements of this Code.

Proposal

Bicycles Parking

P5 Sufficient bicycle parking spaces with A5.1 The minimum number of bicycle parking R5.1 Performance Solution
appropriate security and end of trip facilities spaces provided on Site is not less than the N picycle parking spaces have been provided to the proposed
are provided on-site to accommodate the number prescribed in Schedule 1 of this gevelopment, as no bicycle traffic is expected to be generated
amount of bicycles expected to be generated Code, for the particular use or uses. by the proposed use.
by the use or uses.
Vehicular Access to the Site
P6 The location of Access points minimises AG6.1 The location of the Access points is in R6.1 Performance Solution
conflicts and is designed to operate accordance with the provisions of the Access points to the proposed development are considered to
efficiently and safely taking into account: relevant Australian Standards. minimize conflicts and take into account expected traffic, road
e the amount and type of vehicular AND frontage conditions and sight lines.
traffic; Where the Site has Frontage to more than A Traffic Impact Assessment report is provided at Appendix H
« the type of use (eg long-stay, short- one street, the Access is from the lowest of the Town Planning Report.
stay, regular, casual); AB.2 order street.
. N . All redundant Accesses must be removed Rg 1 Performance Solution
*  Frontage Road traffic conditions; and a suitable barrier Erected to prevent The site i " d vi inf | int
e the nature and extent of future further use of the Access. e Sité IS currently accessed via an informal access point,
. L ) T ) which will be made redundant as part of development.
street or intersection improvements; . Only one Access point is to be provided to

e current and future on-street parking
arrangements;

e the capacity of the adjacent street
system; and

e the available sight distance.

each Site unless stated otherwise in another
Code.

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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Performance Criteria

Acceptable Measures

Proposal
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 A7.1 Short term visitor parking is provided at the R7.1 Performance Solution
is convenient, attractive and safe to use, and front or on the main approach side of the o _sjte parking is provided to the proposed development in
does not detract from an attractive or existing Site, with easy Access to the Building entry, 5ccordance with the Floor Plan (Dwg. No. 15.0285.11 SK03)
streetscape character. where such provision is in keeping with the provided at Appendix G of the Town Planning Report. The
desired character of the area in which the harking is in a convenient location that is attractive and safe to
Site is located. use, and does not detract from the existing streetscape
AND character.
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.
P8 The layout of parking areas provides a high A8.1 The layout of the parking area provides for R8.1 Performance Solution
degree of amenity and accessibility for the accessibility and amenity of the following:  The parking layout considers the requirements of likely users
different users. e People with Disabilities of the proposed development, incorporating PWD car parking,
e Cvclists ambulance parking, service delivery vehicles and staff car
y parking and provides a high degree of amenity and
e  Motorcyclists accessibility for different users.
e Compact Vehicles
e Ordinary Vehicles
e Service Delivery Vehicles.
A8.2 Where covered parking areas are required in R8.2 Performance Solution

accordance with Schedule 1 of this Code,
sails or other secure structural forms of
covering provide shade and weather
protection for vehicles and passengers.

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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Performance Criteria

Access Driveways

Acceptable Measures

Proposal

P9 The dimensions of Access driveways cater A9.1 Access driveways are designed in R9.1Will Comply
for all vehicles likely to enter the Site and accordance with the provisions of the access driveways will be detailed at the Operational Works
minimises the disruption of vehicular, cyclist relevant Australian Standards. stage of the development, and will be designed in accordance
and pedestrian traffic. with the relevant Australian Standards.

P10 The surface construction materials of Access A10.1 Surface construction materials are consistent R10.1 Will Comply
driveways within the Road reserve contribute with the current or intended future Access driveways will be detailed at the Operational Works
to the streetscape and alerts pedestrians to streetscape or character of the area and giage of the development, and will be designed in accordance
the location of the driveway. contrast with the surface construction ith the relevant Australian Standards.

materials of any adjacent footpath.

Access for People with Disabilities

P11 Access for people with disabilities is provided A1l.1 Access for people with disabilities is provided R11.1 Will Comply
to the Building from the parking area and in accordance with the relevant provisions of = Access for PWD will be provided to the development in
from the street. the Australian Standards. accordance with the relevant Australian Standards.

Access for Pedestrians

P12 Access for pedestrians is provided to the Al12.1 Defined, safe pedestrian pathways are R12.1 Complies
Building from the parking area and from the provided to the Building entry from the Pathways will be provided to the development in accordance
street. parking area and from the street. 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 R13.1 Access pathways for cyclists are provided in  R11.1 Will Comply

or to bicycle parking area from the street.

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.

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 Al4.1

dimensions to meet user requirements.

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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Performance Criteria

Acceptable Measures

Al4.2

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:

e width: 4 metres

e length: 20 metres

e clear Height: 4 metres.
AND

Parking spaces for compact vehicles have
the following minimum dimensions:

e 15 per cent less in width
measurements than required by
Australian  Standards for any
ordinary vehicle; and,

e 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.

Proposal

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 A15.1

vehicle parking/standing areas are designed,

On-Site driveways, vehicle manoeuvring and

R15.1 Will Comply
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Performance Criteria

constructed and maintained such that they:

e are at gradients suitable for

intended vehicle use;

e consider the shared movements of
pedestrians and cyclists;

e are effectively drained and

surfaced; and

e are available at all times they are
required.

Acceptable Measures

loading/unloading areas:
e 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;

e have gradients and other design
features in accordance with the
provisions of the relevant Australian
Standards; and

e drain adequately and in such a way
that adjoining and downstream land
is not adversely affected.

Parking areas are kept and used exclusively

Proposal

Access driveways, manoeuvring areas and loading/unloading
areas will be sealed, to be detailed at the Operational Works
stage of the development.

A15.2 ) and U : R15.2 Will Comply
for parking and are maintained in a suitable  paping areas will be maintained exclusively for parking
condition for parking. purposes.
Vehicle Circulation, Queuing and Set Down Areas
P16 Sufficient area or appropriate circulation A16.1 Circulation and turning areas comply with the R16.1 Complies
arrangements are provided to enable all provisions of the relevant Australian circulation and turning areas have been designed to comply
vehicles expected to use the Site to drive on Standards. with the relevant Australian Standards.
and off the Site in forward gear.
P17 An on-Site circulation system provides safe Al7.1 Circulation driveways comply with the R17.1 Complies
and practical Access to all parking, provisions of ~the relevant Australian The circulation driveway has been designed to comply with the
loading/unloading and manoeuvring areas. Standards. relevant Australian Standards.
P18 Where vehicle queuing, set down or special A18.1 Queuing and set down areas comply with the R18.1 Performance Solution

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.

relevant Australian Standard and any
relevant AUSTROAD Guidelines.

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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Sustainable Development Code

Performance Criteria

Energy Efficiency

Acceptable Measures

Proposal

P1

Buildings are designed and sited to:

e maximise the thermal comfort
achieved within the building using
passive design measures; and

e minimise the need for energy reliant
cooling appliances to achieve
accepted levels of thermal comfort.

All

Al.2

For residential buildings, each dwelling unit
achieves a minimum 5 star BERS™ or
NatHERS™ (or equivalent) energy rating.

OR

For residential buildings:

(@) 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
e 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

e 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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Performance Criteria Acceptable Measures

Al3

opening;
Or

e 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.

Proposal

tP2  Hot water systems support the efficient use A2.1
of natural resources and  minimise
consequent pollution such as greenhouse
gas emissions.

A2.2

For all buildings with individual hot water
systems installed in each dwelling unit or
tenancy, all hot water systems installed
comprise:

(& 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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Performance Criteria

Acceptable Measures

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.

Proposal

P3 Where practicable, and consistent with A3.1 No Acceptable Solution R3.1 Performance Solution
density and design provisions, residents The facility will contain a laundry service for residents, which
should have access to a non-mechanical may provide for non-mechanical drying areas. Laundry
clothes drying area: specifics will be detailed at the building works stage of
(a) taking advantage of natural ventilation; development.
and
(b) receiving ample sunlight, in a manner that
does not impair visual amenity
P4 Cooking appliances are energy efficient. A4.1 For residential buildings, each dwelling unit R4.1 Not Applicable
has: Relevant to the Building work stage of the development only.
(@) a gas cook-top installed with a range
hood; and
(b) a gas oven with appropriate ventilation; or
(c) a fan-forced electric oven
P5 All electrical appliances intended to be A5.1 All: R5.1 Not Applicable
installed as standard into any residential e  Dishwashers; Relevant to the Building work stage of the development only.
building shall meet a minimum standard of 4
stars in accordance with the Australian e Clothes dryers;
Energy Rating Label. e Clothes washers;
e Airconditioners; and
o Refrigerators/freezers
where installed with the development, shall
meet a minimum 4 star rating in accordance
with the Australian Energy Rating Label.
P6 Lighting is energy efficient. A6.1 For residential buildings: R5.1 Not Applicable

(@) 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.

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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Performance Criteria

Acceptable Measures

For Business Facilities, the average lighting

Proposal
building works stage of development.

AB.2 power density does not exceed 10 watts per
square metre. 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
For Shops and Shopping Facilities, the building works stage of development.
average lighting power density does not
A6.3 exceed 23 watts per square metre. 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
- . - ) . ildi k f I .
Individual tenancies within non-residential building works stage of development
buildings are fitted with energy efficient light
A6.4 fixtures such as fluorescent lighting.
P7 Air conditioning, where not covered by an R7 Air conditioning units or systems comply with R7.1 Not Applicable
Au_st_ralian Energy Rating Label, is energy the _ minimum __energy perfqrmance Relevant to the Building work stage of the development only.
efficient. requirements specified in the Australian/New
Zealand Standard AS/NZS 3823.2.2003.
Water Conservation and Reuse
P8 Rainwater harvesting systems are A8.1 All residential buildings provide rainwater R8.1 Not applicable
incorporated into residential and non- storage tank/s on-site fitted with a first flush  Rejevant to the Building work stage of the development only.
residential buildings to ensure collection, device and vermin-proof mesh strainer on
treatment and reuse of rainwater on-site to the inlet and that has a capacity of:
reduce run-off and demand on the potable (8) 30,000 litres per dwelling unit where
water supply. Internal fixtures supplied from located in the Rural Planning Area or the
a rainwater tank must have a continuous Rural Settlement Planning Area, or
ly of water. . S
Supply of water (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 R8.2 Not Applicable
of 5,000 litres per toilet/urinal unit. Relevant to the Building work stage of the development only.
R8.3 Not Applicable
A8.2 The rainwater tank is plumbed for external Rejevant to the Building work stage of the development only.

use for irrigation and pool top up and internal
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Performance Criteria Acceptable Measures Proposal

use for toilet cisterns and washing machine
cold water taps.

A rainwater tank has —

A8.3 (&) 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 R8.4 Not Applicable

and a maximum flow rate of 4 litres per Relevant to the Building work stage of the development only.
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

A8.4 protect the potable water within the
reticulated town water supply system in
accordance  with AS/NZS  3500:2003
Plumbing and Drainage.

P9 Plumbing fittings must support the efficient A9.1 All sink, tub or basin taps or mixers have a R9.1 Not applicable
use of water. certified AAA Water Conservation Rating. Relevant to the Building work stage of the development only.

R9.2 Not Applicable
Relevant to the Building work stage of the development only.

AQ.2 All toilets have:

(a) 4 lire or less average flush cisterns Rg 3 Not Applicable

hen calculated in accordance ith -
%stralian/NeL\JN Zealalnd Standard AS/I@S Relevant to the Building work stage of the development only.

6400:2003), and
(b) matched pans.

A9.3 All showers have thermostatic mixers.

Waste Minimisation
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Performance Criteria

Acceptable Measures

P10 Site and building design must facilitate A10.1

efficient sorting and disposal to maximise
recycling opportunities.

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

Proposal

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

A10.2 rea: sorting and disposal of waste.
(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.
Landscaping and Irrigation
P11 Landscaping must facilitate sustainable Al1l.1 Impervious paving is limited to: R11.1 Complies
tropical design by: (a) vehicle manoeuvring areas, The proposed development will be landscaped in accordance
e providing sufficient space for the (b) vehicle hard-stand areas, and \IIDVIith the Laéldscape prllgnhs p(rjoviq;d a;: Ap.pendi>§ G of the.Tow_n
retention and/or establishment of . anning Report, which identify that impervious paving is
significant substantial vegetation, (€) pedestrian movement paths. Iimtirt1ed to hardstand areas, manoeuvring areas and pedestrian
. . paths.
* g::;?ies locally  appropriate  plant All.2 Landscape and recreation areas are planted
o . . to: R11.2 Complies
* using paving design and materlals (@) ensure the penefration of prevailing The proposed development will be landscaped in accordance
that minimise heat reflection and north-east and south summer breezes and iy the Landscape plans provided at Appendix G of the Town
site run-off, north-efastmter moming sun, and y Planning Report, which have been designed to consider
e providing appropriate  seasonal (b) minimise exposure to the prevailing west  prevailing breezes and sun paths.
shade and passive cooling/heating and south-west winter winds, and
of outdoor spaces throughout the (c) shade the western walls of buildings.
year,
Al11.3 Opportunities for water infiltration on-site are

e providing private open space
located to maximise indoor/outdoor
connections, and

e design and plant selection to

maximised through:

(@) minimising the extent of impervious
surfaces,

(b) use of porous paving in low traffic areas,

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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Performance Criteria Acceptable Measures Proposal

minimise water use and contribute (c) draining hard surfaces towards drainage.
to stormwater management. permeable surfaces, and
(d) inclusion of turf and garden beds.

Solar Panels

P12 Solar hot water systems are located for Al12.1 Solar hot water systems are located on the R12.1 Will comply
optimum performance. roof of a building and the panels face solar ot water system (where provided) specifics will be detailed at
north. 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 A13.1 No Acceptable Solution. R13.1 Not Applicable

residents of a residential building is designed The proposed development does not include a swimming pool.
and constructed to minimise its resource

needs by consideration of:

e potential usage in terms of number
of swimmers;

e purpose (e.g, lap swimming,
plunging, etc);

e siting issues; and
e filtration systems.
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Department of Infrastructure, Local Government and Planning

IDAS form 1

(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:
o complete this form (IDAS form 1—Application details)
o complete any other forms relevant to your application

o 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)

Government



Department of Infrastructure, Local Government and Planning

Email address (hon-mandatory requirement) Dominic.Hammersley

@cardno.com.au

Applicant’s reference number (non-mandatory HRP15394
requirement)

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.)

|X| Material change of use |:| Reconfiguring a lot |:| Building work |:| Operational work

b) What is the approval type? (Please only tick one box.)

|:| Preliminary approval |:| Preliminary approval |X| Development permit
under s241 of SPA under s241 and s242
of SPA

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) Whatis the level of assessment? (Please only tick one box.)

|:| Impact assessment |X| 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.)

|X| Material change of use |:| Reconfiguring a lot |:| Building work |:| Operational work

b) What is the approval type? (Please only tick one box.)

|X| Preliminary approval |:| Preliminary approval |:| Development
under s241 of SPA under s241 and s242 permit
of SPA

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) Whatis the level of assessment?

|:| Impact assessment |X| 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.)

|E 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.)

|E Street address and lot on plan (All lots must be listed.)

D 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 Local government area
description (e.g. Logan, Cairns)
Lot Unit Street Street name and official Post- Lot no. Plan type
no. no. suburb/ locality name code and plan no.
i) Johnston Road, 4873 1 SP150474 Douglas Shire Council
Mossman Gorge
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 Mossman and Environs Acid Sulfate Soils
Facilities Natural Hazards

i)

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 Zone Datum Local government
(Note: place each set of coordinates in a separate row) reference area (if applicable)
Easting Northing Latitude Longitude

[] cDA94

[] wacsss

|:| 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

IDAS form 1
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5. Are there any current approvals (e.g. a preliminary approval) associated with this application? (Non-
mandatory requirement)

X] 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

|X| 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 |

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)

Oooggn

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 |

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)

|X| 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 |X| 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.)

X] 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 QLeave project number (6 digit number
(dd/mm/yy) 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?

X] No

|:| Yes—please provide details below

Name of local government Date of written notice given | Reference number of written notice given
by local government by local government (if applicable)
(dd/mml/yy)

IDAS form 1
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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

|E By making this application, | 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

e 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
e Where the applicant is not a natural person, ensure the applicant entity is a real legal entity.

Question 1

o 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

e 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

o 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

e The Building and Construction Industry (Portable Long Service Leave) Act 1991 prescribes when the portable long
service leave levy is payable.

e 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.

IDAS form 1



Department of Infrastructure, Local Government and Planning

Question 12

e 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.gld.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. | have been engaged as the private certifier for the
building work referred to in this application

BSA Certification license Building

Date of engagement | Name number classification/s

QLEAVE NOTIFICATION AND PAYMENT (For completion by assessment manager or private certifier if
applicable.)

Date receipted
form sighted by
assessment
manager

Name of officer
who sighted the
form

QLeave project Amount paid

Description of the work number %)

Date paid

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 1


http://www.qleave.qld.gov.au/
http://www.qleave.qld.gov.au/

Table C — Schedule
Aspect 3 of the application

a)

b)

c)

d)

What is the nature of development? (Please only tick one box.)

|:| Material change of use |X| Reconfiguring a lot |:| Building work

What is the approval type? (Please only tick one box.)

|:| Preliminary approval |:| Preliminary approval |X| Development
under s241 of SPA under s241 and s242 permit
of SPA

|:| Operational work

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)

What is the level of assessment?

[ ] Impact assessment X] Code assessment
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IDAS form 5

(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:
e complete IDAS form 1—Application details
e complete any other forms relevant to your application

e  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 Planning scheme No. of dwelling units | Days and No. of
proposed use definition (include each (if applicable) or hours of employees
definition in a new row) gross floor area (if operation (if applicable)
(non-mandatory) applicable) (if applicable)
Retirement Facility Retirement Facility 3,066m2 GFA (42 7 days, 24 10 (approx.)
dwelling units / hours
rooms)
2. Are there any current approvals associated with the proposed material change of use?
(e.g. a preliminary approval.)

X] No [[] Yes—provide details below

List of approval reference/s Date approved (dd/mm/yy) Date approval lapses (dd/mm/yy)

Government



Department of Infrastructure, Local Government and Planning

3. Does the proposed use involve the following? (Tick all applicable boxes.)
The reuse of existing buildings on the premises |E No |:| Yes
New building work on the premises |:| No |X| Yes
The reuse of existing operational work on the premises |E No |:| Yes
New operational work on the premises |:| No |E Yes
Mandatory supporting information
4. Confirm that the following mandatory supporting information accompanies this application
Mandatory supporting information Confirmation of Method of
lodgement lodgement
All applications
A site plan drawn to an appropriate scale (1:100, 1:200 or 1:500 are & Confirmed
recommended scales) which shows the following:
e the location and site area of the land to which the application relates
(relevant land)
e the north point
e the boundaries of the relevant land
e any road frontages of the relevant land, including the name of the road
e 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)
e any existing or proposed easements on the relevant land and their
function
e the location and use of buildings on land adjoining the relevant land
e 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
e for any new building on the relevant land, the location of refuse storage
e the location of any proposed retaining walls on the relevant land and their
height
e the location of any proposed landscaping on the relevant land
e the location of any stormwater detention on the relevant land.
A statement about how the proposed development addresses the local & Confirmed
government’s planning scheme and any other planning instruments or
documents relevant to the application.
A statement about the intensity and scale of the proposed use (e.g. number & Confirmed
of visitors, number of seats, capacity of storage area etc.).
Information that states: & Confirmed
e the existing or proposed floor area, site cover, maximum number of |:| Not applicable
storeys and maximum height above natural ground level for existing or
new buildings (e.g. information regarding existing buildings but not being
reused)
e 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).
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A statement addressing the relevant part(s) of the State Development
Assessment Provisions (SDAP).

|:| Confirmed
|X| 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
|E 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:
e the north point

e the intended use of each area on the floor plan (for commercial, industrial
or mixed use developments only)

e the room layout (for residential development only) with all rooms clearly
labelled

the existing and the proposed built form (for extensions only)
e the gross floor area of each proposed floor area.

|X| 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)

|X| 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.

|E 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
|X| 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.

|X| 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.
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IDAS form 7

(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:
o 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:
o complete IDAS form 32—Compliance assessment

o 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

XX

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 1 — Community facility (Retirement
created facility)

4. What type of approval is being sought for the subdivision?

|X| Development permit
|:| Preliminary approval
|:| Compliance permit

Government
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5.

Are there any current approvals associated with this subdivision application or request?
(E.g. material change of use.)

X] 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 0 square metres
metres)

c) Does the proposal involve the construction of a canal or artificial waterway?
X] No [] Yes

d) Does the proposal involve operational work for the building of a retaining wall?

X] 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) :f agevelopment permit is being sought for this stage, will the development permit result in additional residential
ots?
[] 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
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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 Length of road frontage | Lot number Area (square | Length of road frontage
(square metres)
metres)
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 What land is benefitted by the
access)? 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 Method of
lodgement 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 & Confirmed

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

IDAS form 7




Department of Infrastructure, Local Government and Planning

purposes
e the final intended use of any new lots.

For a development application — A statement about how the proposed |X| Confirmed
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.

A statement addressing the relevant part(s) of the State Development |:| Confirmed
Assessment Provisions (SDAP). & Not applicable

Notes for completing this form

e  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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Owner s consent to the mak:ng of a development application under the
. Sustarnable Planning Act 2009 |

| _Linda Kay Cardew. e

finsert name in full]

Chief Executive Officer (CEQ)

finsert position in filf

finsert position in full

of Douglas Shire Council,

as owner of premises identified as follows:
Johnsion Road, Mossman Gorge more properly described as Lot 1 on SP150474

consent to the making of a development application under the Sustainable Planning Act 2009 by Cardno
HRP on behalf of the Applicant:

Dotglas Shire Council

on the premises described above for the purposes of; :
> a Development Permit for Material Change of Use {(Retirement facility)
> Preliminary approval (s241) for Material Change of Use {Refirement facility)
> a Development Permif for Reconfiguring a Lot

fsighattrs}

a0 /S

signedonthe .. ... / ‘5’ _ dayof.

[stgniatura]

signed on the — e —day of e S 20

Seal fif used)

The Susfainable Planning Act 2009 is administered by the Department of Infrastruciure, Local Government and Planning,

Queensland Governmeant.
PP2 0034 43 (A} Yersion# 1012 09
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