Gladstone Regional Council
PO Box 29, Gladstone Qld 4680

Phone (07) 4970 0700 Fax (07) 4975 8500
REGIONAL COUNCIL Email info@gladstone.qgld.gov.au

Website www.gladstone.gld.gov.au

Please address all correspondence to The Chief Executive Officer

Contact Officer: Shaunte Farrington
Our Ref: DA/3/2018

23 February 2018

Boyneglade Property Developments Pty Ltd
C/- Sarah Camilleri

Zone Planning Group

PO Box 5332

GLADSTONE QLD 4680

Dear Madam

INFORMATION REQUEST
PLANNING ACT 2016 S68
DEVELOPMENT ASSESSMENT RULES 2017 PART 3

DEVELOPMENT APPLICATION NO. DA/3/2018
MATERIAL CHANGE OF USE - IMPACT - PRELIMINARY APPROVAL (VARIATION
REQUEST) FOR RELOCATABLE RETIREMENT LIVING
LOCATION: LOTS 1, 4 & 11 BRUCE HIGHWAY, BENARABY QLD 4680
DESCRIPTION: LOT 11 SP 200678, LOT 1 RP 620530 & LOT 4 CTN 2091, IVERAGH

Reference is made to the above Development Application and the Confirmation Notice
issued on 5 February 2018.

Please be advised that upon review of the Development Application and supporting
information, it has been determined that further information is required in order to
satisfactorily assess the application. The information requested is set out below: -

1. The Economic Needs Assessment — November 2017 does not demonstrate that
there is in fact an overwhelming need but rather a ‘gap’ in the market for retirement
living. Taking into consideration nearby approvals for nearly 5,000 lots within the
Riverstone Rise and the Sands Estates, the proposal does not consider whether
there is in fact a need for additional long term residential housing regardless of form,
tenure or configuration. As such, provide a Community and Economic Needs
Assessment in accordance with SC6.4 of the Planning Scheme. Council considers
that the current Needs Assessment simply focuses on retirement living and does not
consider the broader residential community which is currently in oversupply.

2. The proposed Station Creek Development Code triggers Code Assessment for
Relocatable Retirement and Residential Care Facilities and in all instances is
completely silent on yield. Given the decision making provisions under the current
Planning Act 2016 for Code Assessment and the absence of provisions for yield,
provide an amended Development Code which includes a maximum yield of the
following:




he Table of Assessimeni for Relocalable Reliromend Facihly anc Residenlial
Care Faclity fo Code Mssessable vnless where all exisling and proposod
sties oxceed H10 siles belng finpact Assessable;

The ourpose slatement ol The Development Code;

The Overall Ouicomes for he Developimeni Code;

Ihe Performance Oulcomes of Table 3.4.1;
The Acceplable Ouicomes ol Table 3.4.1.

and

Furtner 1o the above conceimns reqgarding need and oversupbly, (he cuireni conmon

natenal siipulaies hial the overall vield will be aroxamaiely 510 ‘sites’. Council
wmnld hlke addiional imformation o how the proposad development iderdilicd a tolal
oi ‘510 sfies’ for the subject land.

Councll have concems apoul conilicls wilh the adjoinmg comimercial/indusinal uses
(Benaraby Miolor Sporl, the Benaraby 1 andhll and The ”1 annuin "ndg Coarry), and
ine (in@d Nnoise um acis on s proposed develooiment. In particular, he Benaraby
tolor Soort Precinel has been strategically localea F:)y Council to i(/dﬂ(l(j() he noise
imoacts on sensiiive lond uses such as residential development. Allhooch the
Applicaint has pm«/ ided a Moise lmpaclt Assossiment and commenis vegarcing ne
manaceinenl ol Ihe relocatable relivemoent facihity, Council belicve that the localion ol
such a developiment wiihin close procamily (o these noise generziing uses 1s i airect
witlict with the Planning Schome and should be alicrmalively localed wiihan the
—morging Commuiniies Zone. As such, provide juslification as o how contlicts will he
miligaied and menaged so hat Councll have cerfainly thai these land usos can
coexish in harmoiy once in operalion.

Ll

In many nstances, where the proposal [ails 1o comply with Ihe Planimng Schenie, the

Applicand has cited alfordabilily as the pimary reason as o why such a developinenld
\)hou,ﬁld bhe supported. Takig o consideralion the need lo deliver reticulated
services oulside of the MProdly Inlastivclive Area, and the rvequirciments  for
slormwaler, earlthwoiks, Hood harara mibigalion and onsile sewer, demonsliale &
e cost (ompm son when compared o ihe avallable land wilihin the Emorging
Communtiics Zone. Falluie lo compare he consiruciion and delivery cosls of the
sroposal o ihal of the sumounding Freraing Communilies Zone lols will vesull
Couincil bemg unable 1o provide weigind lo the Aoplicanl's alfordabiily postion i the
final assessimeril of this development proposal.

Demonsliale how the proposed development doos nol adversely aflect the existing
ameniy mﬂ he locality, or vesult i 2 visually obliusive buili form when viewed roim
Ihe Bruce Fighway and Tannuim Sands Road, nelghbouring properlies or from other
ceveloped areas overooking the sile. this is {o be (u,hwvcd by providing cetalled
belore and alier phui()mmnl‘,n;(,us) irom The Bruce Fiaghway and Tamnum S

{

Sands Hoad
and adjoining properies. Thoe pholomoniages are 1o reflect how ihe developmeont
would present upon EUII consiruchion mcluding the 2-Lim high acouslic bavniers and
carlth mounds, and musi demonslrale that the amenity of he arca has nol been
dirninished post development

To ;‘WOM unsighily aconshic bariers and carlh mounds, provide a Landscape
Screenmng Plan piepared by a suitably qualified consuliant which  approprialcly
sciecins aircas ol visual impacl. The Landscape Screenng Plan muost demonsivale
how aicas will be adeaualely screened lo prolect local views, vislas ana signllines ag
well as als wsibility lrorn roads and  olher public viewpoinds  impacied by he

developmaont as delerminaed by the pholomontages.
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- Demonsirate bow the niegily and clitcioncy ol o

Claniy how 1ho sile will boe anaged wilh iegard 1o ransient wsilors oo the sile,

mcloding day penmiis o overntght camping lacililies

Frovide  an Saoendoed Trallic oact Assr

FEGUIOIICHIS,

ssinenl Feporl wilh - ihe  iollowing

A dncinds amended Doci=ion Twne for bodhe sighl distance ¢ woimont and
b var‘«u‘ﬂu«b\||\ analysrs o allow Tor 1YYV o movemends, as an ollowanco of 55
15 consideroed unsalizfaciory [or Councal; arndd

g ac .
by U«w IMM soesossment of all major ndemal interseciions wiiiliwu ihe develoomend
i addition o he Indermal U?;

wicd Tannum Sands Chlo, uune,&
hﬁw Fanruny Sards Foad and Simee | ﬂnwmw—wy b uia;,‘u':n.«. Chi cady provided

lo Counetl, incloding mvﬂw«wlﬂ«:" swepl poathis for Bocreational Velaelo:

Drenionstiale that sl proposed mitennal voads  and acces
acconunodale e laiges

accordance  walln e

Wik o
i oveincle  on-sdo. The avmimun veopier are
Cavricon Funicipal - Drevelopimeind  Guidelines,  michodiing
consideration ior streot lighiing and on sireel parking as agoroniialie

Actvisory Mole: The Capricorin i

Qi v Coydag conre s/ Cadodi
i

Froowvide  amendoed  plans el domonstiiale gropo .
I accordance wilh the Owre Place TEE v
Sohome Vorsion 70 mclodhng ovovision ior inobilily

pedos
rnovernent ronahout the sile
o Counci

scoolers and disabled aoe

e

isting milvastrucluie sysiems are (o

ber pnatndamed by the proposal, considering thal-

U developimoent s locaied oviside of Council’s ‘Delined Wales
Senvice Area’

Lo The pronas

A

1

b The developiment s ool ol

e withy the loogieal edonsion of e wader

nichirorl

oo the oroposal s meonststont waih e Paonoo/Boyne/Senaraby/Aoidond
Waler Supply Schome Stategic Plan which identifies waler nbrastinclore
sulhiciont tor developiment necds lor the noxd oy yeos;

do The  propose cvelogyncnt would  ngoer bollc walor  and  veliculaiion
mfrastincture vpgrades wdenlifiod we the  Tannum/SBoyvine/Bonars nw/\»”w’w«hwnu
Wisler Supply Schome Sivates Flan (,‘::‘-pi?,:“w' PGS and Slage DWAY 1o boe

Browahb Tonward and oy vhis mlrostrochiue voquiving ﬂv“\;fwu‘u?w(:»itij» i
see o caler ior he proposod «t,imw:ﬁ«ijvpm il These uparadoes mchedo:
LA new reservoir al Denaraby nnne‘,hwdum,s associaiod mbkel and outlel
FHAINS,
i brvnle veliculation voains: onod

{

verr, ncleding wsialialion of Boosiorn pumps

rucihure 1o CeICe TS b

swades o bulk w:uiwu dehvery mlias

Advisorv Noto: The proposcd dowand  of 510000 Tor he dovedogpiond
e oxisting caopacily of the Boenasaby Waicr Noiworls, lnggonmo bolh
OW3S and WA wathin (he Fanmoy/Boviae/Gonaeaby/Waidong Waics
Suppdy Sehe Siistunoad cost of ilus fronk

dve, ncheding sy lomporany works, mamdcnance and operalion for
tprdo boyears, would Do cxpociod 1o 0o Dorne Dy He Applicand as Clooned

owooed
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considers that inese works are made necessaiy solely by ihis developiiend.
Lhe upgrade works reqguned for Slage BWA are noi wathin Coumcil’s nelwoik
and would requie reiciial (o Council’s Suppher prior lo Council issuiig any
approvals wilh regards (o ihe works.

The nroposal identifies that a 180mim waler inain is required (o service the
Felocatable Retvemeni Living develonment, winch would require:

I Replacement of approxamalely 2.3 kilomelres ol exasting Counctl waier
main with & larger size ol imain resulling - addiional expense for
renewal and replacement; and

i Need for addiiional woilks for lemporary Hypass
waier main constiuclion.

lines ai each stage ol

/

Furthermore, iU is considered hai the identilied size ol 180mim may be
msutiicient for the oroposed development as ihe provided ireporl does noi
adaress headloss and available pressuve atl the connaction Nolini.

Advisory  Mole:  tThe Tannum/Bovno/Benaraby/Wurdong  Waicr  Supply
Schemne Stralegic Plan was doveloped usig an esiimaic of 10n1 of headloss
por kilomnelre. As ihe proposed developiment 1s approxamaiely mine kilomelires
fronir the exisiing rescervorr, Council 1s concerned (hal ific pipe size las ol
aAMlowed lor headloss, and ihoerefore unable (o achicve five highimg flows and
s allowable pressure al ihe conneclion poini.

the size and lenglh ol the 180mim mam (Idenlilied as bemna required by (he
proposced development), may resull in significant waler qualily 1ssues boti {or
the oroposed development and all neighbouring nroperlics on the same lne.
This will oy be exacerbaled as there may be significent delays belweei
commenceiment ol the use and the sie veaching ull demand. This would
result i signilicant cosls o mamiam and operale ine mams, mcluding testing,
flushing and chlonnaiing ol the syslem as necded.

Advisory Note: Waier Qualiily  Requireriends for the Gladslonoe  Regional
Council can be locaied within the Waier Supply Nelworl: D71 Design &
Construction Guidelhnes Copiricorn Muiicipal Doevelopimeni Guidelnes localed
al lp:/Nwowwe_cindg.comi.a/Guidelnes/Guidelines. hivi

The proposed woiks include a 350mm waler mamn o caler for luivre
develobment. This oversizing will exacerbale the alieady deniilied 1ssues
mcluding:

I Waler qualily
i Operaling expense
i Renlacement cosls

It is noied hal the oversizing s proposced o caler lor an addilional
developmeni (“Transpori Logisiics Cenire”) inai 1s noi exising, noi subjaci io
this application, nol cuivenily proposed, not planned for the near vluie and
noi mcleded o Council’s nirasiruciure planining. It iis developmeni were io
occur, 1t would recuive:
I Sigiilicanl replacemeni ol exasiing Council waler mams; mcluding
appiroxamaiely 500m thal was recently upgraded o a 200mim waler
Maiing
i Further oversizing of proposed  tiunk  mliastivcture  mcluding bulk
waler, reservoirs and reliculationn.




isory Mot The "Delied Waler Senice Avea’ for ihe Gladstone Regional Counctl
con aoresull of sigiiiicant planming, analysis and growily prediciions o e

The Stralegic lany allows for Council io maintain exisimg infiasfruciue, wihile
allowing lor logically siacged and scguenced growil thai can be managed, mamiameoed
and oporaled o any nccepiable Standard of Scrvice for ihe residenis, and wilhoud
qoneraling excoessive opeialing cosis for Comncil's yvalepaycrs

il |1 ‘einonsiraie now ine developmeni is proposed o be serviced duiing an emergency
o ocou watini the fonr Kilomelres of proposed waler niaiin

i o biealcwas

17, Demonsliaic h'u L ihe nmuam grade can be achieved lor all sewer mirasirucine
od wiihin the siie, i accordance wiih the Capricoin Municipal Dovelopmentd
Giudelines

PHOROS

15 Demonsivale the proposed locaiion jor the onsiie Sewerage Tiealmoent Pland, that
mnel be localed o mimmmvm of 1 melie above the 1% - Flood Level posi-
aevelopiend wath ihe proposed earliiworks.

T4 Claniy i reaied ofiluent 1s proposed (o be used Tor imgaiion purp oy the Coli
wise and H(?au‘a«"l"(;fpmq ol the dov (\ﬂ«)pmmnﬂ and demonsliale how the anmimun
' aned classilicalion of realed efifvent is 1o be mainiamed in accordance wiih
iia l{'u‘nwwm»mm'ﬂ;;nliy nkc‘I«f.v;r—mi Actaly (&) m'nd@v the Dlepariment of Fovironiment

and Herlage Prolection.

o

1 Demonshial Eww the sk of oveiland flow and ronoll rom ihe onsile Seweinge
Tieatmeni | ‘“Hm'n s 1o be managed. Counctl does not consider ihal the proposed daim
wiaior slorage wuih a capacity of 1m0 H yvear AL cvend Lo be cuilicieni, due o the
proximiiy of ihe Slaion Creelc and the lilkelihood ol looding i the areno.

Ol

16 Provide amended plans ihai domonstiole how the overland flow ivavelling iroim
neighboung sies is o llow through the site post developimeni. A This ime, Council
dgoes not consider ihe proposed redirechion ol overland flows along The mupwi\'
boundanes as sabislaciony duc o the high visk of Hooding watlin proximiiy of the Staic
Confiolled Foad

17 Provide an amended Sile Based Slonmwaier Managomend Plan (SWivik?) ihad
demonsiraies hal e proposed culverls within the sile have capaciiy 0 suppord
stonmwaier Hu\uu ihnm i ihe developimend.

16 Provide o Sile

Cpectlic Flood Siody Assessiment ihal domonsiraies the following:

A That the proposod 4;\¢‘nr‘ihwwfrﬁ wnIH allow ior the hinishoed floor levels of the lois
i0 he above he cxashng 1% Al Flood T evels Tor the sile; and

b the modihed 1% A0 Flood H«'VUH lor the siie hai wnll occw due {o he
carthworks proposed by the development; and

¢ a nonworsening ol the 1% AP Flood Level io adjaceni and neighbouring
propeitios.

19 rovide amended plans that show thai all n(ﬂ(\h(‘ nces o ihe proposed Henavaby

Transport Logisiics Cenire have been removed as the worke aie nol subject to ihis

apphcation.

senole ihal he nexd slage of the application pwocess cannol comimence unlil an
mionation request response 1o this nionmation request and any applicable releval agency's




niormation request has been made by the appliconi. A response (o s mfornmation recuesi
may be provided i one of the lollowing ihree ways:

1. Provicing all of the miorinaiion requested ogciher walhy a willien nolice asking he
Assessment Manaoer and any applicable veleral agency (o proceced (o the nexd
stage of the apolicalion process; OF

» -~

2. Providing pari ol the mformalion requesicd together wilh o wilden nolice asking tho
Assessinenl Manager and any applicable relenal agency o proceed o the nexi
stage ol the apphcalion nrocess; or

3. Aowrilen nolice: -

g that the apohcani does nol miend 1o supply any of ihe wilonnaiion
guesled; and
i asldng [he Asc

DFoce

K8

sineni Manager and any  apphcable vefomal acency o
2 with the asscasiment of the application.

Please be advised that Covncil 1s currently unsuoporlive of the proposed development doo
(o exdensive conflicts wilh e Plannimg Scheme, and the lack of evidence justilying (he neoed
(o1 & change i zonng and sigiilicant cosls Tor mirastruciure uparades and mamtenance. As
a resull, f the Applicant cannol orovide suilicient, unblased justiication © suppoirt he
proposed dovelopimenls proposal o change the ~oning o the subject sile, it 1s advised thal
the Apphicant may wilthidraw the application and recetve a pahal refund as an allemaiive 1o
recaiving a polenbially vunlavourable owlcome.

Flease nole that 1l no response s recelved to this mlormation request or any applicable
reforral agency's mlonmalion requesi within 3 monthis of the date of this request/s, thoen the
application will automaucally transition (o the Decasion Stage. Howoever, vou imay obladi fvom
(he requesiing Avthorly (1o, Councll or a referval agency) an exlension of lime o respond (o
ihe mformation vequesi. The reauesi for the exiension must be i willing and imust bo
received by he regueshing Aothoriy poor o e oxpiiry of the 3 month penod. Pleasc reier fo
Harl 3 ol ihe Developmen! Assessinend Rules 207/ for turiher delal.

Shoudd you nave any queres i relabion to this malion, please conlacl Council's Flaniing
Olficer Shaunie Faminglton on (07) 4977 6851

Yours fatibiully
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